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Coastal Zone Management Program TR e, hed Of

The City of Troy, New York, has prepared this Coastal Zone
Plan as an impetus for local coastal zone management and as a mod-
el methodology for other coastal zone communities.

Introducfion

The history of Troy has been deeply interwoven with the Hud-
son River. The Hudson had for many years provided transportation,
power and natural recreational resources for the citizens of Troy.
However, as years passed, land use development within the Coastal
Zone has most often ignored and many times maligned the Hudson
River as a natural resource.

Re-enlightment is slowly occurring. With the advént of the
new environmental consciousness of the 1970's, Federal, State and
Local Governmental bodies have again recognized the true potential
of the coastal zone. At the Federal and 3tate levels, this real-
ization has fostered program 1egiélation (federal Coastal Zone

‘Management Program, N.Y.S. Freshwater Wetlands Act, Fedefal Flood
Insurance Program.) At the local level, (the coastal zone comm-
unity) this same ;rogram legislation is implemented in the develop-
ment of localized Coastal Zone Management Programs.' It is with
this understanding and intent that the City of Troy, Bureau of
Planning and Community Developmgnt, has undertaken the task of
preparing our Coastal Zone-Management Plan.

Each work item that has been contracted by the D.0.S. and
the City of Troy, will provide input for the local Coastal Zone
Management Program and final regulatory legislation. The work
item, (2.1) Goals and Objectives, is in fact, the initial examina-

tion of Troy as a coastal community so to establish priorities for
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coastal zone management. An outline and informational work plan is

generated by this work item and is followed throughout the Coastal o
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Inter-governmental Coordination (4.3) insures that the input

o eiin
for this plan is an inclusive effort by all area governmental units
and at the same time, minimizes a duplication of efforts.

The next step, (2.1) a Review of existing Federal, State and
Local Regulations, provides the progfam with the necessary back-
ground material and a synopsis of proven and disproven methods of
coastal zone regulation. The review also provides mandated legal
input to include other coastal considerationswhich reflect upon the
local legislation. These first three work items provide the back-
ground investigation for the Coastal Zone Management Program.

The next work item (2.1) Inventory of Data Sources, is the
initial phase of local plan development. It examines and catalogues
the information sources to provide the data base for the steps to
follow.

Work Item (7.4) Interim Report on Natural Resource Analysis
examines the natural resource potential of not only the Hudson
~River proper, but also the City of Troy as a coastal zone community.
The analytic results generated by this work item determine the
actual potential of natural resources within Troy and the physcial
ability of Coastal Zone land to support development. This deter-
mination provides input for (8.11) Identification and Ranking of
Developable Areas.

Item 8.11 considers the previously mentioned data and other
relevant criteria such as transportation, fécilities and services,

etc. which might affect future development types. Undeveloped
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ability and then ranked according to development potential.
¥Yet, another analytic task hich provides ihput for the final
ggvélopmeng plan is the Economic Analysis of Potential Development

Areas (8.12). This work item complements the above considerations

te help define the final Coastal Zone Development Plan (8.13). The
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Develepment Plan is the final determination of use which is best

suited for the ¢
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yastal zone developable parcels. The plan, is in

fact, the analytic focal point for the Coastal Zone Management Pro-
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stal Zone Legislation is the final work item
(9.2) generated by the Coastal Zone Management Program. This leg-

islation, in grdinance form, insures the proper development of the

'R

Troy coastal zeme as laid forth in the development plan.

The tetal Cpastal Zone Manaéement Program is, therefore, a log-
ieal sequence of events: investigation -- analysis -- implementation,
in order te develep Coastal Zone Management legislation for the

€ity of Troy, New York and a model methodology to be considered
a



City of Troy Coastal Zone Work Program
Work Item 1.2
DEVELOPMENT OF PRELIMINARY GOALS AND OBJECTIVES



Introduction

The City of Troy, as a prelude to its participation in the
New York State coastal zone program has prepared preliminary goals
and objectives for its local work program. These goals and ob-
jectives, though tentative, serve to define the program difection
and to demarcate the extent of work element limits.

Several principles nuét be adhered to in the developmént of
a local program outline. These principles afe applicable not only
at the program outline level, but are also appropriate at every
stage of program development and refinement. The first of these
was developed by Ian McHarg. His basic philosophy is that all
land is naturally suited for a certain best use. According to
McHarg, land can also be put to alternate uses, bﬁt careful con-
sideration must be given to the environmental consequences of
particular land uses. Hence, the second principle; all decisions
must be based on facts with natural resources and natural pro-
cesses being important considerations. Undeveloped and underde-
veloped coastal areas can, after careful analysis, be assigned a
best uée. Furthermore, upon consideration of contingencies,
such as adjacent land use, existing transportation networks, and
economics, environmentally compatible land uses can be recommend-
ed.

Fragile, scenic and historic areas as well as areas in
which natural processes perform work for man should be protected
if at all possible.

It is evidenced by representdives of Federal, State and
Local legislation that the general public is opposed to the large

scale destruction of the landscape. Unfortunately, the general
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public is slow to react, in lieu of an organized plan. The initial
reaction then must emanate from planning organizations within the
affected cities. On the local level, the impé%us will be the

Coastal Zone Management Plan.

Preliminary Goals and Objectives Statement

In response to the above principles, the City of Troy has

developed the following Goals and Objectives. They are designed
to guide the work program in a manner that respects environmental
considerations while at the same time allowing for orderly develop-
ment and public access, in consideration of political and economic
criteria.

| The following definitions will apply throughout the Troy
Coastal Zone Management Plan.

Development - land use; may be classified as =zero

development which is conservation or maximum develop-
ment of any bulk any density.

Suitability - optimum suggested land use in consid-

eration of natural characteristics and social,
economic and political factors also.

Coastal Zone - any land or water area affected by

ocean influences or having any affect on an ocean or

its influences.

Goal I - To develop the coastal zone such that its wvalues, func-

tions and resources are not impaired or otherwise abused.

Objectives

1. Maximize development where suitable.
2. Discourage development where not suitable.
3. Mitigate negative environmental influences

and effects of dévelopment.
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4, Minimize alterationec -to the shoreline, in light
of environmental factors.
5. Maintain economic and. social contindﬁty to sus-
tain viability.
Goal II - to enhance, protect, preserve and restore the coastal
resources for this and future generations.

Objectives:

1. Remove negative influences, when necessary to restore
coaétal resources.
2. Improve the quality of areas of scenic, fragile, uni-
que or historic significance.
Goal III - To promote public use of the.opportunities and amenities
of the coastal zone.

Objectives:

1. 1Increase opportunities for public access by easement,
acquisition, through Coastal Zone Management plan
implementation. |

2. Expand the spectrum of possible public uses in the

Coastal Zone Management.

Procedural Methodclogies

Tasks to be performed in order to effectively meet the goals
and objectives will include:
a. Inventory, map and analyze current land use and
interactions of land uses. Special attention
should be given to the maximum development
criteria of particular uses. Attention shall
be given to use characteristics such as popula-

tion density, building bulk, etc.
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A study of Federal, State and local coastal zone
regulations (e.g. Federal Flood Insurance) shall
be reflected in the land use controls formulated
in this study.
Apply conclusions reached in the approved City

of Troy Recreation/Open Space Plan and the Hous-

ing Plan which may be coordinated within the

Coastal Zone Management Plan.
Analyze soils for their construction suitability,

depth to bedrock and water table levels. Also,

outline the fifty-year floodplain and steep

slopes. Catalogue wetlands, unique areas, scenic
areas and areas of historic significance.

Apply environmental assessment procedures to
projected uses and activities.

Meet with appropriate state, regional and county
officials to ascertain goals and objectives at
their respective levels. This will be done to
insure that goals and objectives developed at all
levels are in agreement.

Analyze transportation and utility networks.
Assign uses to each open space area.

Determine demand for coastal resource utilization.
Evaluation the spectrum of possible coastal zone
resource uses. Separate uses dependent on the
coastal zone.

Recommend appropriate uses for the protection of

fragile, unique or historic resources.
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1. Develop and refine land use controls to mitigate
negative influences while promoting positive ones.
m. Develop and adept implementation plaﬁ and procedures.
The resultant products of this procedure will outline a step by
step methodology for analyzing coastal resources and for applying
land use controls and implementation techniques to carry-out
Coastal Zone Management planning.
Another aspect of the procedure will generate a locally
oriented coastal zone zoning ordinance which should be of future
reference value for other communities that desire local Coastal

Zone Management plans.



City of Troy Coastal Zone Work Program
. Work Item 4.3
INTER-GOVERNMENTAL COORDINATION



DATE May 23, 1975
PLACE: D.E.C., 50 Wolf Road
AGENCIES: Troy, D.E.C., C.Z. contractors

.’).E.C.'s Morrison enumerated his arency's programs”and staff members

detailed those programs. An attempt was made to relate D.E.C.'s on-
going programs (for which it would receive C.Z. monies) to the Coas-
tal Zone Management Program. The only useful product for Troy was
the establishment of a common Coastal Zone Management Program mapp-
ing scale at 1:9600.

DATE: June 20, 1975
PLACE: Troy
AGENCIES: Troy, D.E.C.

Conversations with George Elliott of D.E.C. were held concerning the
identification of natural resources in and around Troy's coastal
areas. Mr. Elliott asked that a request for such information be sub-
mitted to him in writing. Then he could officially reply to the re-
quest.

DATE: June 24, 1975
. PLACE: Troy
AGENCIES: Troy, D.E.C.

The letter requesting State assistance in the identification of natural
areas, vegetation and wildlife in proximity to Troy's coastal zone was

'Ipomposed. The information thus supplied is included in Work Items 2.1
and 7.4 and represents the most useful information supplied by D.E.C.
It is recommended that all local coastal zone contractors be required
to consult with D.E.C. during the data gathering stages.

DATE: July 29, 1975
PLACE: C.D.R.P.C. B
AGENCIES: Troy, C.D.R.P.C., T.A.C. representatives

Thyag began by explaining that the purpose of the meeting was to coor-
dinate C.D.R.P.C.'s activities with those of the other local contractors.
Staff members then proceeded to explain C.D.R.P.C.'s program progress

to date. The relationship of this program to other subcontractors'
programs was alluded to in a superficial manner. This meeting seemed

to be an attempt to fulfill requirements of inter-governmental coordin-
ation but lacked real substance,

DATE: August 5, 1976
PLACE: C.D.R.P.C.
AGENCIES: Troy, C.D.R.P.C.

This meeting was a continuation of the previous meeting. Preliminary
Coastal Zonc boundaries were discussed. With the exception of agrece-
q;ent on Coastal Zone boundaries, this meeting served no useful pur-
ose. Clearly, guidelines are nceded for future coordination.



DATE: September 18,1975

PALCE C.D.R.P.C.

AGENCIES: Troy, C.D.R.P.C. and other members of the Capital District
Coastal Zone Technical Advisory Committee (T.A.C.)

T.A.C. could be a very useful tool in the coordination of regional
coastal zone programs. The structure would necessarily need to be
more formal to effective. ‘

Slides of the Capital District Coastal Zone taken from the Hudson Riv-
er revealed serious local coastal zone land use problems that could
not be identified in any other way.

Discussion centered about the Coastal Zone Program. The emphasis of
the program is on maximizing proper development where natural processes
and resources deemed it appropriate.

DATE: September 25, 1975
PLACE: N.Y.S. Department of State
AGENCIES: Troy, D.O.S.

The subject of this meeting was Troy's first requisition for payment.
Minor criticisms ensued and were noted. Troy's program and products
generated to this point lack cohesiveness and do not seem to relate

to Troy's coastal zone according to D.0.S. officials. State employees
seems to be product-oriented. Report guidelines, including format,
are badly needed.

DATE: January 7, 1976
PALCE N.Y.S. Department of State
AGENCIES: Troy, D.O.S.

New personnel at D.0.S. are on board. There seems to be another shift
in philosophy toward a meaty study. Products are still expected, but
are subordinate to content. Criticism again was centered about a lack
of cohesiveness. Specific criticisms are forthcoming. Meetings with
the lead agency could be most productive if lead agency personnel were
permanent, if their philosophies were permanent and if report guidelines
were established.

DATE: January 12, 1976
PLACE: Troy
AGENCIES: Troy, D.O.S.

Specific criticisms of Troy's draft reports were received just prior

to meeting with State representatives. Agreement concerning final pro-
ducts expected was worked out. Although the meeting was strained, it
was most productive in view of the fact that concrete guidelines were
now available to guide development of the report. Again, D.0.S. re-
viewers could not relate the study to Troy's coastal zone and commented
that work item write-ups did not maintain a sense of continuity.
Clearly, guidelines for written reports should have been developed at
the program's outset.



DATE: Janaury 30, 1976
PLACE: " Troy
AGENCIES: Troy, D.O.S.

[T

‘ As a result of specific D.0.S. criticisms, revised work items were sub-
mitted for perusal. Final mapping examples were also submitted for
review by D.0.S. A useful product is finally emerging as a result of
consistent guidelines.



City of Troy Coastal Zone Work Program
Work Item 2.1
INVENTORY OF DATA SOURCES



Introduction

Jdeally, the designation of the best use*of a parcel of land
should be based on those natural characteristics and capabilities
which determine development suitability. It would be unrealistic,
however, to base land use decisions which occur in already develop-
ed areas solely on natural parameters. While less noble and often
maligned by environmental férvor, the very real influences of
economics and politics must also be important considerations.

Historically, economical and political considerations were
eften the dominant forces in the development of our urban setting.
Teday, however, legislators have realized the need to preserve and

preteet our natural heritage even in light of these economic and

=T T=<

This realization has followed to the local planning level,
where in this case, the City of Troy shall design and implement
g'pfgggdure that does not discount, but must redirect and reorganize
all ef the development pressures to comprise an optium Coastal
Zone Management Plan. B

To proceed with the development of-a Coastal Zone Management
Plan, it is obvious that we must first identify the apparent de-
velepment pressures within the City of Troy. These development
pressures and forces are best illustrated by analysis of a compre-
hensive data base dealing with affected areas. The information
eompiled must include all relevant categories so as not to bias
8 land use decision as discussed above.

This data base and subsequent analysis will in turn determine
the decisions concerning land use within the City of Troy Coastal

Zone,
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Realizing this, Troy's first step involved compilation of
relevant research material which included U.S. census data and in-
formation generated and publishced by C.D.R.P.Cf-and now defunct
0.P.S. 1In addition, research completed by groups and individuals
nationwide was borrowed by Troy for inclusion into its data
base. Some locally generated material was also utilized. It is
critically important to develop an inclusive and relevant data
base. This attention to detail will help insure completeness
and relevance of the land use plan and zoning document to be de-
veloped.

Two basic categories of information resulted. They were:
the ﬁatural conditions, and man-made characteristics. The
natural category embraces such natural conditions as flood plains;
unique, fragile and scenic areas; slopes and soil characteristics.
Man-made influences include existing land use, population char-
acteristics, transportation systems and utility corridors. 1In
totality, they serve to separate pbtentially developable areas
from undevelopable ones.

Where possible, maps were produced using these data sources.
Each map will be explained below in terms of its genesis, useful-
ness and importance in the scheme of development of the Troy
Coastal Zone Management Plan. Additionally, the extrapolation
of map information as a decision tool will be discussed as a con-
clusion to this work item.

Existing Land Use Map

The key to future land-use decisions rests in a detailed
analysis of existing land uses. This land-use information,

gathered for inclusion in Troy's coastal zone work program, re-
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sulted from building by buildiﬁg, parcel by parce]l street surveys
by Bureau of Planning and Community Development (B.P.C.D.) staff
persons. Field information was number-coded, ;upplemented with
p%operty descriptions to resolve use catagorization problems
should they arise. Data was then color coded and placed on prints
of N.Y.S.D.0.T. maps of Troy. A map scale of 1:9600 was found to
be most workable for Troy. However, all information was remapped
at 1:24,000 scale in order to preserve continuity of statewide
mapping. Copiés of the 1:24,000 maps are included with this re-
port. |

During the course of map development, several problems had
to be resolved. The five major catagories of land uses (resid-
ential, commercial, industrial, institutional and open space) need-
ed to be subcatagorized so as to be inclusive, definitive and
manageable. This procedure involved defining catagories accord-
ing to the use included within each. A list of catagories and
uses contained in each can be found in Appendix 1, attached. The
Existing Land Use Map (E.L.U.M.) is Map i of the attached series
of maps. |

Development of Troy has followed a pattern shared by many
other older communities found in the eastern portion of the United
States. Initial development took palce in the Hudson River flood-
plain but has been spreading slowly but steadily toward the east
and north along the plateau above the floodplain. Water trans-
portation and railroads played early roles in the growth of Troy.
Now, the highway system has replaced railroads and waterways in
influencing Troy's growth. This factor will be discussed in

more detail in the analysis of the Transportation Map.
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Existing land-use trends are toward home ownership, single-
family homes and suburbanization. According to Bollens and

Schmandt in their book, The Metropolis, the desire for better liv-

ing conditions such as better schools, open space and higher
quality housing prqvides the impetus for what they call the "mov-
ing ethos." \

Housing quality in the core area of Troy and in the immed-
iate neighborhoods is generally poor. There are isolated excep-
tions. Some areas require redevelopment (demolition, extensive
remodeling, etc.) while others : require remedial action (code en-
forcement, etc.)

Commercial development has occurred in modes which have had
a tendency to spread in one direction. This strip pattern has
served to completely redefine neighborhoods. It has also im-
Ppacted on the viability of adjacent uses. Suburban shopping
centers have probably been the major cause of boarded-up comm-
ercial buildings in Troy. Figures compiled by C.D.R.P.C. indicate
that each commercial acre of land in Troy was worth $460,000 in
1970 and paid $80,000 in wages.

Mapped land use data will be reworked so as to identify
concentrations of related land uses. The positive and negative
values of each will be weighted, so as to develop a realistic and
'workable land use plan for Troy's Coastal Zone.

Coastal Zone Boundary

Demarcation of a preliminary Coastal Zone boundary for
mapping purposes was arbitrarily accomplished. It was generally
agreed that the Coastal Zone should include the 100-year flood-

plain of the Hudson River. Hard data related to the Hudson's
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100-year flood level is incomplete because of several factors,
the more important of which was the relatively short span of
time for which Hudson River flood records havg”been kept and
the number of "improvements" made to its banks.

However, records are available for accurately determin-
ing the 50-year floodplain. According to the Bureau of Planning
and Community D@V@l@pmént calculations, the 50-year flood level
at Troy is about 32 feet above mean water level. Assuming that
the 100-year flood level is 15% higher than the 50-year level,
the 100-year flood level of the Hudson River is about 37 feet
gbove the mean water ievel.

It was also agreed that the area above the eastern bluffs
of Troy would not be expected to have a significant influence on
the charaeter of the Hudson River floodplain in Troy. Thus,
the bottom of the variously steep bluffs was considered for
preliminary study to be the Coastal Zone boundary in Troy.

Floodplains Map

Prior to delineating the preliminary Coastal Zone boundary
in Troy, the Hudson River floodplain in Troy was mapped. Add-..
itionally, the fleodplains of the Poesten Kill and the Wynanst Kill
were mapped sinee they are tributaries of the Hudson.

As were explained previously, the 100-year Hudson River
floodplain ecannot be mapped with certainty due to insufficient
data. However, the Bureau of Planning and Community Development
was able to map the 50-year floodplains of the Hudson River, the
Wynants Kill and the Poesten Kill. Data for mapping purposes
came from two sourees: U.S.G.S. hydrological information
and from the U,8, Army Corps of Engineers.

Floodplain data will be compared to open spaces in the
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fl@@épiain and Coastal Zone as well as Federal Flood Insurance
requirements and the economic and social requirements of Troy.

»

Wherever possible under these constrains, development will be

g&gidgé, it is ipteresting to note that the annual flood damage
in Troy exceeds §64,000 calculated in 1954 prices.

Tepography

Prnmgsnar g —————

Elepe infermatieon was calculated from topographic data
taken from N.Y.5.D.0.T. topographic maps of Troy. Three catagor-
ies of slope were identified according to the degree of engineer-

iffieulties they impose.' These catagories are 0-15%,
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ion is a dynamic process that is continually changing

£ is intensified by slopés and is aided mainly
by water. Beils that are stable when on a level become unstable
when en a2 slepe. Fer these reasons slopes exceeding 15% should

not be develeped. This is especially true in areas with hydro-
legical preblems such as a high water table.

The Beil Censervation Service recommends that no develop-
ment eceur en slepes exceeding 15%. Most responsible government
and private engineers, including world-reknown land-use planner,
Tan MeHarg, have adopted a similar 12% to 15% maximum develop-
able slepe.

Although there are no slope problems in the Coastal Zone,
there are seme very steep slopes leading to the plateau to the
gast of the eeastal zene. These slopes are indicated since they
de berder Trey's preliminary Coastal Zone and may later be
feund te have an influence on it. Whenever possible, slopes will

be excluded frem econsideration for development.
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Soils MéE

Soils information was collected from several sources. A
soils map was prepared from information provided as a result of
aerial photo-mapping by the Rensselaer County Soil and Water Con-
servation District. Classifications of Troy's soils and des-
criptions of them were compared to other soils classifications
in order to insure validity and completeness of the Rensselaer
County project product (See map). Based on its bearing strength,
water table height, depth to bedrock and other physical properties
each soil was assigned to a catagory of maximum development

suitability within the Coastal Zone Management Program.

Unique Areas Map

For the purposes of this study, the term "unique areas"
will encompass areas and resources with fragile, unique or
irreplaceable characteristics and areas with scenic views or
histori significance. Much work has already been done by many
groups on the subject of historic resources of Troy. Most of
the historic resources data were supplied by the Rensselaer
County Historical Society and the Mohawk and Hudson Industrial
Gateway. Some data were resulted from Bureau of Planning and
Community Developmeﬁt research.

There are many scenic as well as historic areas found
in Troy's coastal zone. Scenic areas and areas of fragile
nature or irreplaceable value were determined as a result of
Bureau of Planning and Community Development research. Most
of these areas were found to be located outside of Troy's
coastal zone. Some resources though were located on the Hudson's
shoreline. The lack of environmental resources in Troy is

attributable to two factors: the concrete mooring walls that
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altefed Troy's Hudsoh Rivef shoreline and the density of develop-
Wment that oeeurred adjacent to Ehese mooring walls and along the
783F of the Hudson River fleodplain. Over a period of decades,
the ¥emainder of the sho¥eéline has been altered numerous times
§o that very little of it ¥émains ih a natural state.

The New York State Departient of Environmental Conservation
ha§ advised Trey's Buréau eof Plafihing and Community Development
that Fhére aré né envirehnmentally significant resources along
T¢oy's Hudson River shoreline. This is probably due to the al-
Ferations madé t6 Ehe shoreline aé discussed above. D.E.C. has
alse advised Trey that in additisi to the lack of fish spawning
Beds and estuaries; ete.; aleng Ehe Hudson River, it 1s also
unlikely that Trey's Ewe largest &Ereams, the Poesten Kill and
the Wynants Kill, se¥ve as fish spawning areas for migrating
fish species. This ig dué €6 Ehé &pectacular waterfalls along
Both streams in I¥ey. A single 90=foot high waterfall drops

ten Kill from the high plateau area to the floodplain
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ievel. Thassé wateyFalls aet as ba¥fiers to upstream fish mig-
FaFiohs. BSulrable watérflow habitats (nesting, nursery and

YeSting areas) are found in T¥oy &n the plateau above the Hudson
River fleodplain. Eaeh unigue a¥ea will be considerd in the Coastal
Zohe Management Plan.

Pepulation Density Map

This map eannot be eensidered the ultimate wocial indicator.
It does not indieate sex, vaee, religious or educational varia-
bles of a huiman populatisn. It is statistically insignificant.

Buf when viewed in éonee¥t with ather social indicators, it be-

¢omes an amplifier of potential social problems. Vor example,
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if a hié£ population density were to be congruous with a low-in-
come concentration, there would be reason to suspect thé adequacy
of services in that area.

Residential densities in Troy have been found by C.D.R.P.C.
to be about average for the three urban centers (Albany, Schen-
ectady and Troy) of the Capital District. In agreement with
the Bureau of Planning and Community Development findings, C.D.R.P.C.
also determined that population densities decreased as distance
from the urban cores increased.

Density information was calculated from Federal census mat-
erial. Five catagories of population density for analysis pur-
poses evolved. They are: 0 to 9.9, 10.0 to 19.9, 20.0 to 39.9,
40.0 to 99.9 and 100.0 to 199.9 persons per acre.

Population densities indicate development préssure and as
" such will aid in determining development needs for the City of
Troy.

Transportation Systems Map

Data for the purpose of mapping transportation corridors
and street usage conditions was gathered from many sources. In-
terviews were conducted with traffic engineers that were cognizant
of Troy's conditions and problems. Much data was provided by
studies developed at the county, regional and national levels.
However, most data was generated locally. The system was analyzed
in terms of negative impacts on residential quality and the needs
and desireability of development in the coastal zone.

Troy, like other American Cities, still bears the imprint
of this historic growth from core to radial to surburan develop-
ment. The unique physical characteristics of the city, a narrow

flat land between the river to the west and a high brace of
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hills to the east, present many circulation problems for the City.
These restrictions force traffic to use a very limited number of

.
north-south streets in the dowiitown area, the control core of
commercial and high density residential. A limited number of east-
west streets traverse the high hills to the east while there are
only five bridge connections across the Hudson. The present
street system (basicaliy a rigid grid pattern overlayed against
the irregular contours of the river bank and the hillside)results
in many acute "Y" angled intersections creating traffic conflict.
Troy's transportation circulafion is also hampered by narrow
streets, lack of signal synchronization, poorly designed inter-
sections, lack of off-street parking and poor regulation obser-
vance.

Differing land uses have differing transportation requir-
ments. Some uses require broad streets that are clear of trees
for tfunk traffic while others are better served by narrower
streets, many trees and wide sidewalks. In planning for the
regulation of uses within the Coastal Zoﬁe, it is advantageous
to understand the existing system, its deficiencies and future
requirements in the context of land uses and their long-term

needs, costs and benefits as well as their environmenal impacts.

Utilities Corridor Map

Water and sewer utility data were provided by the City of
Troy Department of Public Utilities while gas, electric and tel-
ephone data were provided by Niagara Mohawk Power Corp. and N.Y.
Telephone Company via a C.D.R.P.C. utilities study.

The City of Troy has developed one of the finest water
supply and treatment facilities in the region. Existing fac-

ilities are generally sound and the maintenance capabilities

~
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are good. There are, however,'éizeable undeveloped areas of Troy
that have no currently available water supply.* It is expected
that deficiencies in transmission and- treatment capacities of the
system will result from development of these large areas. None
~of the largedevelopable tracts are located in Troy's coastal
zone.

Sewer lines in Troy are comprised of about 100 miles of
sewer pipe. Most of the existing sewer lines discharge into the
Hudson River although there is some discharge and overflow in
both the Wynants Kill and the Poesten Kill. Some outfalls are
submerged and are consequently restricted by blockage. The gen-
eral condition of the sewer system is good although many man-
holes were in need of repair or reconstruction. The capabil-
ities of the main trunk sewers and their locations are such that
they can be extended to serve certain areas in the City which
will need sewer service in the future. A major sewage treat-
ment plant is being constructed in North Greenbush. When com-
pleted in 1976, all of Troy's sewage Wili receive secondary
treatment. |

Capital District Regional Planning Commission has re-
ported as a result of a survey, that there is no foreseeable
need for additional electrical generation facilities in the
Troy area and especially in Troy's coastal zone. Developed
areas of the City are generally well served by the local gas,
electric and telephone systems. Future land requirements in
the Coastal Zone will be for such uses as relay stations, towers
and support facilities. Some areas of Troy are not served by
the utilities, but extensions of existing facilities are

quite feasible. The only exceptions are new gas hook-ups and

~
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the South Troy industrial area. The existing utilities would re-
quire major up-grading while hook-ups would be restricted by the
"'so called" natural gas shortages. )

All utilities should be analyzed according to the restric-
tions they impose on future development. Utilities data are
important for determining future development capabilities in the light
of the costs to the City of providing and maintaining those ut-
ilities. The question to be answered is, "Will the taxes generat-
ed by development meet the costs of providing the utilities and

services required by the development.

Water Quality

The recommended classifications for the surface waters of
the Hudson River, Poesten Kill and Wynants Kill in the immediate
area of interest are "C". The classification is based on the
results of sample analysis and pollution source investigations.

Studies prepared by the Water Resources Commission for
the New York State Department of Health recommend a 'C'" class-
ification for that part of the Hudson River between the Mohawk
River and the southern boundary of Rensselaer County.

A "C: classification implies that the water cannot be used
as a water supply source for drinking, food processing or contact-
recreation, such as bathing. However, the water is suitable for
fishing and activities such as agriculture, industrial cooling
and transportation.

The water quality of both the Hudson River and the two
streams is expected to improve as a result of new waste treat-
ment policies that require treatment of domestic and industrial

wastes before discharge into the River.
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Table 3.9 identifies the best usage for each water class-
ification.

Table 3.9
WATER CLASSIFICATION AND USAGE

s | ' Best Usage™
A Water Supply

20
o)

> I <5 B — N o B « = B o

Bathing and Recreation
Fishing |
Agriculture and Cooling
Sewage and Wastes/Transport

Sewage and Waste Disposal

e
~

"Best Usage'' expresses the usage of the water requiring the
highest level of quality standards and considered to be in
the best public interest.
. Climate
Climatological data has been gathered by the Natiohal
Oceanic and‘Atmospheric Administration (NOAA), located at Albany
Airport. NOAA compiled thirty-three year summaries (1941 to 1974)
of temperatures, temperature extremes, precipitation, wind and
degree days. All tables which follow were extracted from NOAA
data. |
The climate of Troy, including the Capital District, is
primarily continental in character, but is moderated by the mar-
itime climate that prevails in the extreme southeastern portion
of New York State. This moderéting effect is more pronounced
during the warmer months; in winter months, maritime influence

. is off-set by outbursts of cold air that sweep down from Canada.
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The area enjoys a rather extensive growing season for
northern latitudes. On the average, the growing season reaches

or exceeds 160 days.

Temperatures

As a rule, temperatures throughout the year fall rapidly
after sunset, making nights relatively cool. Winters: are usually
cold and occasionally severe. The maximum temperatures during
colder winter months often fail to rise above freezing and night
time lows frequently drop below 10°. Tables 3.3 and 3.4 summarize

temperatures from 1941-1974 and 1965-1974 respectively.

Table 3.3
) MEAN TEMPERATURES (°F)

Mean Daily Max.--==--==-- e 58.1
Mean Daily Min.---------recmmmmme e e e - 37.1
Average Mean Daily---=-----mommcmmm e e e 46.6

Table 3.4

TEMPERATURE EXTREMES (°9F)

Highest Recorded Temperature-------=-~--- memmmmmm—mom e 98
Lowest Recorded Temperature-----=---c-emmeemcommemcnn—— m28
Precipitation

Snow falls frequently during the cold months. Frost depth
penetrates to 4 feet; on the average, a depth of about 3 feet can
be expected. A considerable portion of spring and summer rainfall
results from showers associzxed with thunder storms. Hail is not
usually of any consequence. Annual precipitation is usually
sufficient for the needs of the region and only occasionally do
periods of drought threaten. Table 3.5 provides a thirty-three

year summary of precipitation accumulations.
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Table 3.5
PRECIPITATION-WATER
. Mean Mex, Monthly----------c-comcmmomcmm e 7.43"
Mean Min, Monthly--~---womocmm o rm e e 0.72"
Average Mean Monthly--------m-mmmcm e 2.78"
Wind |

In general, wind velacities are moderate. The north—soufh
Hudson River Valley has a moderating effect bn wind severity.
Eight months ef the year (May through December) are dominated
by seutherly winds; the other four months (January through April)
are dominated by northwesterly winds. The mean wind velocity
(monthly) as measured from 1941 to 1974 is 8.8 miles per hours.
Destruetive winds occur infrequently and tornadoes are rare in
Troy and the adjacent tri-county area of Albany; Rensselaer and

. Seheneetady, Since 1826, only six tornadoes were reported.

Degree Days

Degree days are based on deviations from a base temper-
ature of 65@, A daily average temperature of 550, for example,
would equal 10 degree days. A daily average temperature of 60°
would equal 5 degree days. Summaries of this data indicate the
annual total degree days requiring heating (deviations below
65@) and the number of days requiring cooling (deviations above

75@), Table 3.6 summarizes mean monthly degree days for heat-

ing ever a thirty-three year period.
Table 3.6
DEGREE DAYS (Base 65°F)

Mean Heating per month--------------commmmmm e 574
(for thirty-three year period)
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Inversions

Troy commonly experiences surface or radiational inversions.
This type of inversion, which is characteristic of New England,
occurs at least 507 of the total time in a one year period. Sur-
face inversions occur on clear, windless nights. They differ in
character during the summer, fall and winter (spring is included
in the summer). Burn off of an inversion 1éyer can take anywhere
from 1 to 4 hours depending upon seasonal climatic variables.

During the summer, the inversion layers are 200 to 300
meters in depth. The inversion sets-up between 10:00 and 11:00
P.M. and reaches its maximum depth at sunrise. Summer inversions
burn off 1 to 3 hours after sunrise.

Surface inversions. occur more frequently in the féll than
at any other time of the year because of the large number of
clear, calm nights. The depth of fall inversion layers ranges
from 200 to 400.meters. Inversions set up 1 to 2 hours after
sunset, reaching their maximum depth at sunrise. Burn off time
ranges from 2 to.3% hours after sunrise.

During the winter, the depth of the surface inversion layer
ranges from 300 to 500 meters with a maximum depth at sunrise.
Burn off occurs 3 to 4% hours after sunrise,

Conclusion

The previous discussion of each category of information
and date source provides the basic outline for decisions deal-
ing with the Coastal Zone Management Plan. As mentioned in the
introduction, each category will be a factor affecting the land
use within the Coastal Zone. The extrapolation and analysis
of this information, whether in map form or in text, will be

under taken in Work Item 8.13, the development plan.



Table 1 provides a summary of the information previously

discussed and its significance for the subsequent Coastal Zone

. Management Plan.

Coﬁsiderations

TABLE 1
Factors Affecting land Use and their Significance

Sipnificance -

Soils

--compressive strength and specific gravity affect ability to support heavy
*loads, therefore, determining maximum building mass.

--chemical properties affect-plant nutrition, in conjunction with climate
variables it determines agricultural potential.

~-porosity and permeability relate to drainage, water table level and water
storage which also influence drainage. In conjunction with slope, erosion
becomes s problem if slopes are oversteepened by man-induced undercutting.

. Bedrock

--bedding planes and fracture patterns affect ability to support heavy loads,
therefore, determining maximum building mass.

«-depth to bedrock determines whether construction is possible and determines
allowable types of construction:

--porosity and permeability - water percolating through rock creates hydro-
static pressure, bouyancy and excess weight, thereby, increasing the potent-
izl for failure and movement of the rocks.

Climate

--seasonal temperature and precipitation variations determine growing season
and recreation potential,

Slope

~-gteepness influence soil and bedrock stability - slopes in_ excess of 15%
are usually considered critical - all soils stable on level surfaces may
lose the ability to support development when on slopes.

Wetlands

--function as water storage areas allowing natural processes to slowly and
harmlessly dissipate large volumes of water.

Water Quality

--animal and plant species require water for maintenance of biologic functions
wwater is a focal point for recreation, agriculture and development - un-
polluted water is attractive to recreationists and farmers; navigable waters
are advantageous to industry.

Wildlife apd Veg-
etation

--the amount and diversity of vegetation and wildlife is an indication of the
natural biological productivity of an area. Diversity in plant physiogomy
is a requisite for animal diversification.

Adjgcent Land uses

--although existing land uses may not represent wise land use, some effort
should be made to ensure that proposed uses do not conflict with existing
uses. :

Traffic

--land uses generate different volumes and types of traffie. Dangerous
pollutants, such as lead, carbon monoxide, nitrous oxides and hydrocarbons
are an environmental health problem. .

~-continvous traffic noise is a health problem.

~-time of day affects social disruption.

. Utilities

--ayailab§1ity of water, sewer, electric and gas lines is a development con-
sideration. Bedrock depth could make the costs of utility availability
astronomical. Certain soils could nepgate the use of septic tanks.
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NATURAL RESOURCES ANALYSIS
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Analytic Considerations

All land is better suited for some purposes than for others.
McHarg has shown that all land has an inherent best use and it can
be more econoﬁical to follow environmental dictates than to misuse
land because ‘it is cheaper or closer to employment centers. Open
space is necessary to the physical, mental and psychological health
of humans. It can be used for recreation, conservation and for
aesthetic and health amenities. Conservation lands should include
all lands and wetlands exhibiting irreplaceable resources or are
fragile in nature. Development continues to despoil what is beaut-
iful and natural and only marginally developable. The majority of
land is inherently developable; only a small percentage is not.

Conditions which reduce the developability of certain lands
can be placed into five catagories. They are: slope, soils, bedrock,
hydrology and unique areas.

Erosion is a dynamic process that is continually changing the
landscape. It is intensified by slopes and is aided mainly by
water. Soils that are stable when on a level become unstable when
on a slope. For these reasons, slopes exceeding 15% should not be
developed. This is especially true in areas with hydrological pro-
blems such as a high water table.

The Soil Conservation Service also recommends that no develop-
ment occur on slopes exceeding 157%. Most responsible government
and private engineers, including world-reknown land-use planner,

Ian McHarg, have adopted a similiar 12% to 15% maximum developable
slope.

The identification of soils is yet another important indicator

of an undeveloped parcel's inherent support capability. Some soils
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are naturally fertile while others are not. It all boils down to
the faet that every soil type is best suited for certain purposes.
. If soils are abused by being used for purposes for which they are

not suited, unforseen problems can arise.

I.  Municipal Responsibility
Not all land ean be econemically developed. Special consid-
erations are necessary for land situations involving adverse econ-
omic, as well as environmental conditions. Coastal areas implying
adverse environmental eoenditions include high productivity areas
and fraglle areas such as marshes and other wetlands. Economically
undevelopable coastal zone areas on the other hand, are typified by
steep slope, poor drainage or bedrock near the surface. In examin-
ing these areas, eity government has a responsibility to:
a, inform end protect its citizens from danger-
. eus or eostly development,
b. provide its eitizens with a pleasant and health-
ful, natural and seeial environment,
not protecting its eitizens from costly de-
velopment and natural catastrophies,
d. exercise stewardship in the use of coastal
Tegources.

I1I, The Envirenmental Philoéophy

Ian MeHarg, the world reknowned land-use planner and environ-
mentalist, is ecomwinced that a '"best use" can be defined for all
land., His "best use' recommendation is predicted on detailed

analysis of all natural and man-made characteristics of a parcel of
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land and its surroundings. Natural parameters sueh as slope, topo-
as utilities, adjacent land uses and traffic are sensidered when
determining best use. This does not mean te imply that the utiliza-
tion of land should be restricted to its best use enly. Rather,
based on all available data; land can be put to alterpate uses with
few economic, social and environmental consequences.

McHarg's ideas are being increasingly aécepted by land-use
planners and by local and regional administratgrs. It makes sense
to them to properly use land resources. Prgper use of land resources
insures future availability of land suitable for speeifie needs. And,

he has shown that proper use of land is legs eestly in the leng run.

Land use controls such as the zoning ordinanee, subdivisien regula-

(o)

tions, site plan reviews and others have been used fer 60 years in
order to insure a comprehensive plan of develepment and preper use of
land resources. They have been designed te eensider the gemeral wel-
fare above other considerations. There ig alse the gquestien of
economics. Land use controls help stabilize preperty values and pro-
tect the local government for exhorbitant maintenanee and service
costs.
Open space serves many functions. It is used for reereation,

for conservation and as breathing space. In the weords eof McHarg,

“"Clearly the problem of man and

nature is not one of previding

a decorate background fer human

play or even ameliorating the

grim city: it is the neeessity

of sustaining nature gs g seurece
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of life, milieu, teacher, sanctum,
challenge and most of all, of re-
discovering nature's corollary of
the unknown in the self, the source
of meaning."1
For urban dwellers, there mﬁst be contact with nature. Man has
evolved over a period of neafly two-million years in a natural
environment. The modern metropolis and megapblis with walls of
asphalt, aluminum and stainless steel isolate man from his natural
heritage of cool, green landscape and softly whispering breezes.
It is no wonder that a study completed in 1964 discovered that 20%
of the people living and working in Manhattan were psychologically
"indistinguishable from the average inmate of a mental institution.
On a less sensational level, it is noteworthy that several studies
have shown that crime increases as population density increases.
Perhaps a solution to this quandry is provision of natural, open
spaces in densely populated areas. The coastal zone is ideally
suited for this purpose because it is located near heavily populated
areas and because it should not be developed until it is inventoried.
According to Charles E. Little, there are three functions
of open space; they are recreation, conservation and amenity.3 The
population booms in Troy during the last quarter of the 19th. century
and again after World War II caused the wholesa%e development of

large tracts of land for housing with no attention paid to environ-

L. McHarg, Ian, Design with Nature, Museum of Natural History,
The Natural History Press, 1969, p.197.

2. 1pid. p.20.

3.

Little, Charles E. Challenge of the Land, Open Space Action
Institute, New York, 1968, p.9.
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mental and open space needs. Houses, commercial establishments

and industries were placed in areas that were most easly developed.
Floodplains, in particular, are one example of easily developed
land. Open space was relegated to narrow, steep sloped areas and
areas too wet or costly to develop. These types of land are ideally
suited for conservation. But, open space should not be limited to
lands not suitable for development. Conservation lands should in-
clude all lands exhibiting irreplaceable resources or are fragile

in nature.

Wetlands and other environmentally sensitive areas in the
coastal zone represent a situation which is not conducive to de-
velopment. Wetlands are defined as lands above or below water
which may be permanently, temporarily or intermittently covered
with fresh or salt water. These sites are commonly referred to
as marshes, swamps or bogs and estuaries. Some living things are
absolutely dependent on the habitats found in these areas. They
are ecologically fragile and sensitive to human intrusion. Some
living things are absolutely dependent on the habitats furnished
by marshes. Normally, even after a wetland has been drained, it
- is ﬁndevelopable. The mud on its bottom which has accumulated over
a period of years, must be removed and £ill must be brought in.

The stream or river which drained into the wetland must then be
diverted or otherwise confined so that the land thus made cannot
be eroded. All of this work is costly.

On the other hand, proper land uses of these areas in
the first place could prove less costly over the short, as well
as long term. While the initial price of a wetland might be less

than a more developmentally suitable parcel of property, the pre-
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paration*costs in most cases are more. Then, the long-term costs

of keeping the wetland drained, halting erosion and compensating
. for increased flooding caused by removal of the wetland as a water

storage reservoir, must be included in the developer's costs. All

in all, it could be a very expensive operation. Perhaps this is

why wetlands are losing their development appeal. (Nearly one-half

of the State's wetlands have‘already been destroyed by developers.)

As this wetland exploitation continues, a bil].4 is being con-
sidered in the New York State Legislature that will place all of
the freshwater wetlands in New York State whether privately or
publicly owned, under the jurisdiction of the Department of Envir-
onmental Conservation. Formerly, only salt-water wetlands were
protected in New York State. A permit system would then be imple-
mented to regulate the uses to which freshwater wetlands could be

‘l’ put. As a result, Troy would be required to develop regulations for
the proper use of its wetlands that refléct the Department of
Environmental Conservation's recommendations.

Associated with wetlands are floodplains. Most of Troy's
coastal zone is Hudson River floodplain. Development in the flood-
plains of streams and rivers is dangerous because life and property
are in danger of flood damage. Witness the damage done by Hurricane
Agnes in the western portion of the State.

Each year, damage totalling hundreds of millions of dollars
is caused to property in flpodplains. In response to this situation,
the Federal government has developed two programs. The first is

the Coastal Zone Program administered by NOAA. It is the purpose

. 4. Freshwater Wetlands Bill - Senate 1644, Assembly 2045.
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of this Program to determine complementary uses for the New York
State Coastal Zone including the Hudson River floodplain. The
second program is the National Flood Insurance Program. Designed
to alleviate financial suffering, the Federal Government defrays
a large portion of the premiums necessary to insure residential,
commercial or industrial property against flood damage. Build-
ing codes and zoning and subdivision regulations which reflect
flood insurance regulations are required of communities located
in areas classified as flood-prone. Furthermore, the insurance
is mandatory on property for which a federally insured mortgage
has been secured or on property for which financing has been made
available from a federally insured lending institution.

There are also consequences for non-compliance against a
community which decides not to apply for flood insurance. (It
cannot receive federal aid for new projecté such as park develop-
ment if it does not wish to submit to Federal flood insurance
regulations.) Troy has been accepted into the program.

Troy is not accepted from floods damages. It is true that
Troy rarely floods. This is, in part, due to the fact that much
of the natural Hudson River floodplain in Troy has been raised
be filling and has been separated from the River by the mooring
walls constructed adjacent to the River. For these reasons, flood-
ing of the Hudson in Troy occurs less often and as a result, en-
genders a false sense of security. Actually, if flooding damages
in Troy were figured on a yearly basis, they would amount to 64

thousand dollars per year at 1954 prices.5

0'Neil, Col., John T., Flood Control of Hudson River Tribu-
taries in Rensselaer County, New York, U.S. Army Corps of
Engineers, New York, p.44.
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In order to protect environmental resources from explota-
. tion, potential property owners and developers from financial and
physical losses, and itself from lawsuits, the City of Troy is
considering environmentally fragile areas and financially,physically
or environmmentally undevelopable areas in the preparation of a
model coastal zone zoning ordinance. A purely environmental
approach will be taken in assigning a catagory of development
suitability to each undeveloped area in the coastal zone. Then,
based on costs, needs, benefits and other contingencies of each
suggested use, a land-use plan will be developed. In some cases,
the final land-use recommendation may well be comnservation or open
space. As a next step, land-use regulations will be formulated
to guide development in undeveloped coastal zone areas in a manner
. that protects unique and fragile environmental areas as well as
historic and scenic resources. In this way, land-use decisions
can.be financially, socially and environmentally sound at one
time, A
It is becoming more evident each day that the general public
is opposed to the large-scale destruction of the landscape. Even
the uniﬁitiated are beginning to comprehend the significance of
Man's interactions with the environment. They are observing cat-
astrophies caused in part by Man's penchant for developing those
areas not suited for development. However, they also notice the
cleaner waters and purer air resulting from sound environmental
programs. No matter how outraged the public is, two things keep
them from voicing disapproval. One involves the financial aspect.
Often remedies are expensive; while ignoring the same environmental
probelms makes, or at least, saves money. As soon the remedy to

an environmental problem becomes profitable, that problem will
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cease to exist. The other reason is that the general public is
to react. Even when humans attempt to conserve, they tend to dom-
inate rather than preserve.

In the realm of land use problems and their solutions, the
philosophy of restricting growth through zoning is gaining accept-
ance. These controls are principally in the field of environmental
protection. Court decisions in several states have looked favorably
upon restrictive land use regulations which preserve ecologically
sensitive areas including floodplains and wetlands. 6 Several
important State Supreme Court decisions have upheld very restrictive
land-use regulations intended to protect environmentally sensitive
areas. They have occurred in California, Wisconsin and Maine. In
all cases, the courts upheld the validity of protective zoning
as reasonable under the police power concept. In addition, compen-
sation to owners was not required. Furthermore, the courts
point out, it is the unreasonable demands placed on the environment
in relation to its tolerance which are the targets on protective
zoning. The Maine Legislature has declared that preservation or
protection of environmentally valuable areas is superior to owner's
rights in the use of his 1and.7 The courts have also found that
when development cannot be supported by the soil, topography and/or
drainage conditions, large lot zoning may not be only permissible,
but also practical. Federal -agencies are finding land use studies
important. HUD is now requiring a land use element in addition to

a housing element in 701 programs.

6.

Agricultural Retention: An emerging Issue, Environmental Comment,
Urban Land Institute, p.1l2.

7. 1pid. p.13.
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Of course, it may be argued that neither the New York State
Legislature nor the Courts in New York State have very sanctioned
environmental, agricultural or large lot zoning for purely envir-
onmental considerations. As a matter of fact, such zoning in urban
and suburban fringe areas such as those surrounding Troy or within
Troy is likely to meet with resistance and may be questioned by
the courts. However, the proverbial foot is in the door.

As the first step in this direction, the City of Troy Bur-
eau of Planning and Community Development has prepared an Envir-
onmental Assessment Procedure by which proposed programs will be

evaluated as to their envirommental impact and value.

I1II. Developmental Constraints

Most often soil probléms are induced not by the physical pro-
perties of the soil, but by moisture contained in the soil and its
location on steep slopes. Usually, moisture and slope work con-
currently to make a soil unmanageable. Soil problems ordinarily
take the form of erosion and failure. Erosion is defined as the
downslope movement of unconsolidated sediments (soils) whereas
failure is the abrupt decrease in the strength of a soil. Both
are aided, if not induced by water.

Soil is made up of several sized particles of eroded and
weathered (chemically broken down) rock. Particles range in
size from boulders several feet in diameter through cobbles, gravels,
sands, silts to clays which are .0002 inches in diameter. All
have differing erosion characteristics. Water usually moves faster
through a sandy soil than through clay soil because of the size
of the pores. Although clay soils can be shown to have greater
total pore space, the pore spaces are smaller allowing capillary

action to restrict the flow of water. Water trapped in pore
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spaces produces the lubricating effect which causes failure of
clay soils. They abruptly change from a solid containing water
to a semi-solid mud. Since water cannot be compressed, it acts
like grease in the confined pore spaces of clays. Certain clay
soils shrink significantly on drying and expand when moistened.
They alternate shrinking ahd swelling has been known to displace,
crack and even ruin foundations.

Bedrock is an effective development criteria as well. Bedd-
ing planes and fracture patterns affect ability to support heavy
loads, therefore, determining maximum building mass. The depth
to bedrock determines whether construction is possible and the
allowable type of construction. The porosity and permeability of
bedrock - water percolating through rock creates hydrostatic
pressure, buoyancy and excess weight, thereby, increasing the pot-
ential for failure and movement of the rocks. As often as not,
these conditions work in concert with one another. Soil problems
are evidenced most often by this erosion and failure. Unique
historic or sensitive areas should be protected from erosion in-
duced by development in consideration of these factors.

Wetlands such as marshes and ponds are ecologically frag-
ile, and therefore, are sensitive to human instrusion. Some liv-
ing things are absolutely dependent on the habitats found in
these areas. Normally, even after a wetland is drained for
development, many additional, costly operations are necessary to
prepare the soil for development. Often this involves excavation
and filling with sound material.

Flood damage resulting from development in the floodplain is

a constant problem. . In Troy, flood damage averéges $64,000 per
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year at 1954 prices. Two federal programs, the Coastal Zone Pro-
gram and the Federal Flood Insurance‘Program tave been proposed
to help design a coordinated de&elopment approach to the coastal
zone and tg alleviate the financial burdens imposed by the flood
ipsurance premiums and from direct flood losses.

Slope, soils information (including depth to bedrock) and
hydrologic information were gathered and placed on mylar trans-
parencies. Each soil type will be placed into a development cap-
gbiligy eatagory when analysis of the mapped data is completed.
It is upen the basis of this information and other material gen-
erated during this study that future zoning decisions will be
made.

Reeent gourt decisions in California, Wisconsin and Maine

abeve individual rights. These decisions have allowed confisca-
tery powers with no compensation. It should be pointed out that
these decisiens econcerned rural areas and would, in all probab-
ility, be questioned if applied to Troy and its surroundings.
Hewever, there is a need for marked improvement in the way in
yhich land is used in Troy and the way which environmental con-
eerns are treated by developers and City officials.

Trey's goastal zone is characterized by the absence of
gignificant natural coastal zone resources. Troy lacks marshes,
mud flats, estuaries and other valuable and ecologically sen-
gitive areas. Fish species present in the Hudson near Troy in-

elude shad, alewives and striped bass. For the past two years,
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striped bass sport-fisherman have not only been catching 30-inch
striped bass at Troy, but have also been eating them. As the Hud-
son continues to cleanse itseli, it ecan be @xp;gted that sport-
fishing for stripers and herring will become even more popular.

The Hudson River in the Troy area serves as a resting and

feeding area for small flocks of migrating waterfowl. There are

nesting sites on the western shore of the Hudsen as well as the
eastern shore of Center Island.

Unfortunately, most of the streams fl@wing through the City
of Troy into the Hudson River'h3V§ some sort of fish barriers
on them which prevent the passage ef migrating fish upstream
to spawnirg areas. The Wynants Kill has a Series of falls or
rapids just below the dam at Burdens Pend,

The same is true of the Poesten Kill below Ida Lake. For
years, the downstream sections of these streams have been the
recipients of various quantities and types of pollution from
many sources. With pollution abatement meving forward, these
streams are ﬁaking a comeback, H@W@V@r,lth@ natural and man-made
barriers still exist and must be eonsidered in the development of

a City of Troy Coastal Zone Management Plan.



City of Troy Coastal Zone Work Program
Work Item 9.1
REVIEW OF EXISTING REGULATIONS



=4 Fleoodplain Management

Since 1960, the Corps of Engineers has been authorized to prepare flood-
plain information reports upon request by state and local governments.
These reports delineate the floodplain areas and provide general guidance
in the use of fleodplains.

Requests for floodplain information reports are submitted to the design-
ated State agency for the legislative body or any other designated off-
icial body of the cemmunity. The State agency in turn, transmits a copy
of the request, together with a supplemental request by the State, to
the Corps of Engineers. The Btate agency designates priority within

the State. The Corps then determines whether or not it is able to pro-
vide assistance.

Title XIII
National Fleed Insurance (HUD Act of 1968) (Public Law 90-448)

To obtain floed insurance coverage, a community must submit a complete
application which meets all the requirements of the regulations govern-
ing the pregram.

Actuarial premiums are caleculated. The community property owners are
required to pay an afferdable premium, while the Federal government
picks-up the tab for the remainder of the premium. In return, the Fed-
eral government regures the lecal government to develop adequate per-
manent land use and eentrel measures for areas having special flood
hagards. 1t charges the individual property owners with the duty to
adopt these gontrol and use measures in return for the reduced premiums.

s5e
These measures include:

1, Encourage enly that development which represents accept-
in relation to the hazards involved and should discourage
all gther development. Zoning subdivision, building and
health regulations should be designed to develop the
wisest use of these areas compatible with flood risks.

Areas most frequently flooded might be reserved for
ppen space uses - allowable buildings shall take into
aggount first floor elevations and use.

3. Fringe areas might permit all uses provided floors above
safe elevatien and proper anchoring of structures.

4. Geastal zane areas should consider floor elevations
and need for bulkheads, seawalls and pilings.

The leeal government must then implement the adopted land use and con-
trel measures.

Adoptioen of the pregram has absolutely no effect on eligibility for dis-
aster relief for immediate necessities that accompany catastrophies.

Some planning and implementation aid has been made available from State
governments and the Federal government although no clearly defined
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responsibility has been established. Taxing power of the community re-
mains the major resource.

Applications must be made to the Federal Insurance Administrator. Com-
munities provide:

1. A statement of its corporate and geographic existence,
including maps identifying its flood-prone areas, along
with a brief summary of the community's flooding history
and evidence of compliance with the minimum require-
ments for initial acceptance into the program checklist.

2. Detailed assurance of future compliance with the land
use and control criteria and the planning and develop-
ment regulations. This requires a legislative resol-
ution and the designation of an agency or an offical
with the responsibility and resources to carry out all
commitments.



Required Land Use and Control Measures for Mudslide Areas

The Administrator is obligated to supply the necessary data. The
local government may use such data as may be available to it initia-

. 11y but the Administrator may at some later date provide final data
which shall take precedent over locally generated data.

I. When the Administrator has determined that a community is
subject to mudslides, but has not yet identified any area
within the community which has a special mudslide hazard,

A. Require the issuance of a permit for any excavation,
grading, fill or construction in the community.

B. Require review of each permit application to determine
whether the proposed site and improvements will be
reasonably safe from mudslides and will

1. be adequately protected against mudslide damage.
2. not aggravate the existing hazard.

II. When the administrator has delineated the mudslide areas hav-
ing special mudglide hazards

A. Must meet requirements of I above plus

B. Must adopt and enforce sections 7001-7006 and 7008-7015
of the 1970 Uniform Building Code published by:

. International Conference of Building Officials

50 South Los Robles
Pasadena, California 91101

Pre-requisites for the sale of flood insurance

In order for the City of Troy to apply for Federal Flood Insurance,
it must first submit a Resolution (see attached sample) to the Ad-
ministrator of the Federal Insurance Administration.

Accompanying the Resolution, the following should be submitted:

1. citations and copies of State and Local Laws
authorizing regulatory land use actions.

2. a summary of State and local, public and pri-
vate floodplain or mudslide area management
measures.

3. a large scale, reproducable map of the City
identifying floodplain and mudslide areas
and naming bodies of water which cause floods.

4, a brief summary of the City's flooding and mud-
slide histories - characteristics of flood-
plains (a current floodplain information re-

. port by the Corps of Engineers will suffice.)
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11.

12.

13.

14,

estimates relating to flood-prone areas concerning
population, number of one to four family residences
and number of small businesses.

address at which floodplain map and hazardous areas
map is avallable for public inspection.

a copy of the land use control measures the City
has adopted to meet the Administrators guidelines.

a commitment by the City to recognize and evaluate
flood and mudslide hazards in all official actions
relating to land use.

a commitment to delineate limits of areas having
special hazards on local maps of sufficient scale
to identify locations of building sites.

a commitment to provide any information concerning
uses and occupancy of flood or mudslide hazard areas
as the Administrator may request.

a commitment to maintain for public inspection and
furnish upon request information on elevations of the
lowest floors (relative to mean sea level) of new

or substatially improved structues included in the
hazard areas - information regarding presence of
basements and the distance between the first floor
and the bottom of the lowest opening through which
water may enter shall also be available.

a commitment to cooperate with other levels of gov-
ernment and private firms in the location of flood
and mudslide areas and in the management of flood
and mudslide area.

.legislative appointment of an official or an agency

as local program overseer.

legislative designation of an offichl to submit an
annual report to the Administrator at

Federal Insurance Administrator
Dept. of Housing & Urban Development
451 Seventh Street, S.W.

Washington, D.C. 20410

Criteria for land management and use (minimum requirements)

I.

When the Administrator has not defined special flood hazard
areas in the community and has not supplied other pertinent
data,

A.

require building permits for all proposed construction
or other improvements in the community.
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B. review all building perniit applications for new con-
struction or substantial improvements - buildings
located in the flood hazard zone must have:

1. anti-flotation anchovage designed into
structure to prevent flotation, collapse
or lateral movement.

2. construction materils and utility equip-
ment which are resistant to flood damage.

3. construction methods that will minimize
flood damage.

C. review development proposals to assure that

1. the proposals are consistent with the need
to minimize flood damage.

2. all public utilities and facilities be loc-
ated, elevated and constructed to minimize
flood damage. ‘

3. adequate drainage be provided so as to
reduce exposure to flood hazards.

D. design water and sewage systems such that during times
of flooding, flood waters and drinking water 'and san-
itary sewerage do not contaminate one another.

When the Administrator has identified the floodplain area
having special flood hazards, but has not identified the
floodway nor the coastal high hazard area,

A. take into account floodplain management pro-
grams in effect in neighboring areas.

B. provide that laws and ordinances concerning land
use and flood loss reduction take precedent over
other conflicting laws and ordinances for the flood-
plain. :

C. review building permit applications for major
repairs within the floodplain area having special
flood hazards to determine that the proposed re-
pair,

1. wuses construction materials and equipment
that are resistant to flood damage.

2. wuses construction methods and practices
that will minimize flood damage.

D. review building permit applications for new construc-

tion or substantial improvements within the flood hazard
area for,

1. protection against flood damage.
2. design against flotation, collapse or lateral
movement of the structure.
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IV.

3. wuse of construction materials and utility equip-
ment resistant to flood damage.

4, use of construction techniques which minimize
flood damage. %

review subdivision proposals and other proposed new
developments to assure that,

1. all proposals are consistent with the need to
minimize flood damage.

2. all public utilities and facilities are located
or elevated or constructed to minimize or
eliminate flood damage.

3. adequate drainage be provided so as to reduce
exposure to flood conditiomns.

design water and sanitary sewerage such that during times
of flooding flood waters and drinking water and sanitary
sewerage do not contaminate one another.

When the Administrator has identified the floodplain area hav-
ing special flood hazards and has provided water surface eleva-
tions for the 100 year floodplain but has not supplied ident-
ification of the floodway or coastal high hazard area.

A,
B.

meet standards of II plus.
require new construction or substantial improve-

ments of residential structures to have lowest
floor level at same elevation as the 100 year

floodplain (includes basement)

require new mnon-residential construction or
substantial improvement thereof to place lowest
floor at or above the level of the 100 year
floodplain and to floodproof utilities and san-
jtary facilities up to the level of the 100 year
floodplain.

until the floodway has been designated, an applicant

_ for use of the floodplain must demonstrate that

his use combined with existing and anticipated uses
will not alter the 100 year flood level by more
than one foot.

When the Administrator has identified the floodplain area hav-
ing special flood hazards, has provided water surface elevation
data for the 100 year floodplain, and has provided floodway
data, land use and control measures must

A.
B.

meet requirements of II plus.

require new construction or substantial improve-
ments of residential structures within the flood
hazard to have the lowest floor elevated to or above
the 100 year flood level.

require new construction or substantia 1l improvements
of non-residential structures to have the lowest
floor including basement at or above the 100 year
flood level or to have lowest floor and utilities
and sanitary facilities flood-proofed up to the
level of the 100 year flood level.

~



D. designate a floodway for passage of water of the
100 year flood level.

E. provide that existing non-conforming uses within
the designated floodway shall not be expanded but
may be modified, altered or repaired to incorporate
flood proofing measures as long as these measures
do not result in a rise of 1 foot in the 100 year
flood level.

F. prohibit fill or encroachment within the designated
floodway which would impair the movement of the
100 year flood

V. When the Administrator has identified the coastal floodplain,
the coastal high hazard area and the 100 year flood level

A. meet the requirements of II, plus

B. have the level of the bottom floor including base-
ment at or above the 100 year flood level in all
new or substantially improved residential structures
within the hazard area.

C. require all new or substantially improved non-resid-
ential structures within the hazard area to have the
first floor including basement be at or above the
level of the 100 year flood, or require the building,
utilities and sanitary facilities to be floodproofed
to the level of the one hundred year flood.

D. provide that existing uses located on land below the
elevation of the 100 year flood level in the coastal
high hazard area shall not be expanded.

E. provide that no land below the level of the 100 year
flood in a coastal high hazard area maybe developed
unless the new construction or substantial improvement

1. 4is located landward of the reach of mean high
tide. .

2. has a first floor level at or above the level

‘ of the 100 year flood.

3. has no basement and has the space below the
lowest floor free of obstructions.

Assessment

The National Flood Insurance Program in intent, closely parallels
the N.Y.S. Coastal Zone Management Program. It legislates adher-
ence to a prescribed land use management program for the area with-
in the HUD designated 100-year floodplain. Of course, there are
subtle but meaningful differences. As written, the law allows (as
it should) for little, if any, circumvention of requirements. It
is realistic and provides for extenuations (e.g. Troy's case of
C.B.D. partially in floodplain). However, mapping 1is inaccurate
and greatly behind schedule hampering the effectiveness of the
program. As a first effort, the program is sound. In fact, al-
though the programs effectiveness may not be visible for many years,
it will most certainly have a significant effect on development in
floodplains and the form of municipalities.



Freshwater Wetlands Act

Article 24 of DEC Law

»

Lo

All individual freshwater wetlands 12.4 acres in size are to be included
on the N.Y.S. freshwater wetlands map and in the freshwater wetlands in-
ventory. They are included for the following reasons:

1. They are valuable resources for flood protection, wild-
life habitat, open space and water resources.

2. Considerable state freshwater wetlands have been lost,
dispoiled or impaired by draining, dredging, filling,
excavating, building and pollution. Other wetlands are
in jeopardy.

3. Recurrent flooding aggravated or caused by the loss of
freshwater wetlands has serious effects upon natural
ecosystems.

4. Wetlands in one region are affected by acts on rivers,
streams and wetlands of other regions.

5. Natural systems affecting freshwater wetlands overlap
many localities. One locality alone lacks adequate jur-
isdiction to prctect itself from misuse or neglect of
adjacent localities.

6. Loss of freshwater wetlands deprives the people of the
state of the following benefits:

flood control
wildlife habitat
watershed protection
open space
recreation

erosion control
education

nursery grounds

o o O O R

At the discretion of the Commissioner, freshwater wetlands smaller than
12.4 acres could be included in the inventory and mapping. However, this
inclusion would be subject to reveiw by the Freshwater Wetland Appeals
Board. Maps may be prepared on a regional basis. Upon completion, tent-
ative maps go to local public hearings. Owners of lands under consider-
ation for inclusion as well as the local chief administrative officer are
to receive written notice of hearings. Maps and public notices are also
to be made available.

Local Implementation

Each local government may adopt a freshwater wetlands law or ordinance.
It shall be applicable to all freshwater wetlands within its jurisdiction
and shall be adopted by September 1, 1976. Implementation of the law or
ordinance must follow the formal filing of the applicable map.
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If the most local governing body fails to enact the appropriate protective
legislation, responsibility reverts to the control of the county. The
county has 90 days in which to exercise authority. Failing to do so, res-
ponsibility reverts to New York State.

Regulations shall be subject to public hearings. Within 30 days of adop-
tion, D.E.C. will be notified in writing.

Regulations

Activities for which a permit is required include any form of:

draining

dredging

excavation

removal of soil, mud or gravel

dumping

filling

erecting structures

roadway construction

pile driving

placing obstructions, and/or pollution or sewage discharge.

These activities are to be inlcuded into a locally developed law or ordin-

ance. They are subject to regulations (whether or not they occur upon the

wetland itself), if they impinge upon or otherwise substantially affect the
wetland. However, no regulation shall apply to any area more than 100 feet
from the wetland.

. _ Program

Cities, towns, villages or counties may enter into cooperative agreements
with D.E.C. for the purpose of preserving and maintaining them in their
natural state or enhancing them through the furnishing of personnel and
money.

Land Use Regs.

The Commissioner shall determine the best use for each wetland and shall
prepare minimum land use regulations. They are to be submitted to local
governments. Within six months of receipt, the legislative body of each
affected local government shall submit proposed regulations to the Comm-
issioner for review. Where local regulations do not meet the minimum State
regulations accompanying supportive materials must be submitted by the
local legislative body. The Commissioner shall, after considering all
material, make a finding of minimum compliance. 1If locally prepared, land
use legislation is found to be unacceptable, then D.E.C. shall frame land
use regulations governing local wetlands.

Freshwater Wetlands Appeals Board

The duty of the fi~e-member Appeals Board is to hear appeals by any party
affected by this law. Review is limited to:
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conformity with State and Federal Constitutions.
determining local jurisdiction

appropriateness of evidence

arbitrariness

Q...

Judical appeals may be made prior to Appeals Board Review.

Enforcement

Violations of Article 24 are punishable by:

Civil Sanctions - $3,000 per violation and restoration of the
wetland-brought by Attorney General.

Criminal Sanctions - $500. to $1,000 first offense $1,000 to
$2,000. plus 15 to 182 days for each subsequent offense - each
day is a separate offense.

Any offender may be required to repair the damaged wetland in lieu of fine
or imprisonment.

Assessment

A badly-needed law, the N.Y.S. Freshwater Wetlands Act, suffers from
similar mapping ills as the Flood Insurance Act. Requests for wet-
lands determinations as well as demarcation of boundaries are creat-
ing a backlog of work for D.E.C. At the same time, D.E.C. is attempt-
ing to systematically map all freshwater wetlands in the State.

ql?‘r Troy's coastal zone, in particular, this act has no relevance.

ere are certain to be legal challenges in regards to the "taking"
issue. Regulations are sufficiently strict so as to protect most wet-
lands from despoiliation while at the same time, are responsive to
landowners rights.



Conclusions:

For many communities, all of the above regulations apply. However, in
Troy's case (see work item 7.4) of no naturally fragile, irreplaceable,
irretrievable resources (notably wetlands) in the coastal zone some of
he regulations will not apply. Regulations pertaining to freshwater

‘etlands are in this category. On the other hand, Federal Flood Insur-
ance requirements will be integrally interwoven into (work item 9.2) the
model zoning legislation. Setbacks, uses and height requirements of
the F.F.I. will be reflected in Troy's model legislation. In most
cases, F.F.I1. requirements will be the development guide. Below is a
list of the main points of the Flood Insurance Program. Following that
is an outline of flood insurance program application to Troy's coastal
zone program. :

1. Program is privately operated, but federally sub-
sidized.

2. It provides low cost insurance for property owners
whose local governments have signed up.

3. Flood prone communities not participating by July,
1975, will be denied all forms of federal aid for
new projects (park development, sewage treatment
construction and the building of new federal build-
ings.)

4. Once a government applies, individual property own-
ers are responsible for purchasing individual low
cost insurance. :

. 5. Cost is 25 cents for $100 coverage up to $35,000
.for single-family homes - contents of residence
are insured at 35 cents per $100. coverage up to
$10,000 maximum -~ cost for other kinds of residences
is also low, but maximum coverage increases to
$100,000 for the structure and $10,000 for the
contents.

6. Non-residential property is covered at 40 cents per
$100 on structures and 75 cents per $100 coverage
on contents to a maximum $100, 000.

7. Local governments must have building permit system.



Flood Protection can be accomplished by a judicious mixture of

flood control works - dams, levees, etc.
land use controls-zoning

limitation of municipal capital expenditures
public acquisition - development rights

N N

Two zoning districts are recommended by O0.P.S.

1. floodway zone - land frequently flooded
2. floodway fringe - land between floodway and 100-year
floodplain boundary .

Special Permits - make reference to special permits in the floodway zone
and floodway fringe zones descriptions. Includes:

a. procedural standards
1. who issues permits
2. application procedure
3. public hearings

b. substantive standards

Zoning boundaries must be capable of precise location.
--Definition Section
--Use zones must contain

purpose

delineation

permitted uses

.  special uses

setbacks and yard require
special provisions

1. habitability

2. flood proofing

Fh A0 oD

--Special Use Permits

a. purpose

b. authority
1. by whom granted
2., special provisions

c. application
1. to who filed
2. descriptive requirments
3. filing fee

d. standards

--Public Hearings
--Appeals

--Notification of Action



City of Troy Coastal Zone Work Program
Work Item 8.11
IDENTIFICATION AND RANKING OF DEVELOPABLE AREAS



Introduction

The purpose of this work item is two-fold. In the first
place, it is designed to identify those areas in the local coastal
zone which are undeveloped. Then on the basis of antural para-
meters and man-induced characteristics, parcels of land presently
undeveloped can be ranked according to their development suit-
ability. Units of analysis are one-acre "cells" of land.

It is significant to mention that Troy's central business
district (CBD) was not included in this study. This occurred
for several reasons, most important of which are that plans are
being finalized for that area and any suggested changes in those
plans would be very politically unpopular.

The reader should bear in mind that the thrust of coastal
zone management is toward identifying coastal resources and uses
that harm them and then maximizing appropriate developmenet where
practical. Conservation is a strong influence. Coastal land
resources of great natural social value are to be protected.

Only then is appropriate development maximized.

I. The Process

In order to synthesize and analyze base date, it was necessary
to develop a series of maps. This was accomplished in stages
with each map's development being dependent upon previous ones.
First, a separation of developed and undeveloped land areas in
Troy's coastal zone was effected. This was accomplished by out-
lining all of Troy's undeveloped coastal land areas (as identified
on Troy's Land Use map developed in work item 2.1) on a reproducible

overlay.
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Next, natural factors influencing developability were mapped
and coded according to their development capabilities, The highest
-rating went to the areas that were capable of being mostly in-
tensively developed. One-acre cells were designated as part of
this step. With the exception of those areas with extraordinary
geometric confines square one-acre cells were drawn. In many eases,
geometrics of cells were influenced by the geometrics of the
natural capability boundaries.

Another map was produced concurrent to the natural capability
map. It examined the local street system and upon the basis of
prescribed definitions categorized all of Troy's streets. Each
street type was assigned a rating with the highest rating going
to major routes. All one-acre cells were then.analyzed it terms
of their proximity (access) to the rated streets, Again, values
were assigned with the highest value going to one-acre cells having
direct access t0 major routes.

Two additional optional maps may be developed in this step,.
In Troy's case, they were inappropriate although they ecould be
relevant to other communities. One involved the mapping of
mass transportation routes while the other involwved mapping major
utility lines. Troy's mapping indicated no significant variations
within the above categories throughout Troy's coastal zene area,
Therefore, these two maps were not ranked and were not inecluded
in the final stage of this work item.

Finally, the already ranked map of natural development cap-
ability and the already ranked street system map were overlaid and
the individual rankings combined additively. Another map was thus
produced to reflect this combination. Each individual one-acre

cell reflected a total development capability ranking that extended
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over the range of zero (least conducive) to ten (most conductive).
‘This rating reflected both man-induced and natural parameters,
Then, based on the findings, a listing of characteristics and
recommended representative development types was produced. These
can be found in Table I of this work item.

II. Map Development

Separation of develppéd land from undeveloped land is a
relatively simple task. It involves the tracing of undeveloped
areas as identified on the Land Use Map produced in work item 2.1
on an overlay. Undeveloped areas are defined for the purposes
of this work item as land areas upon which there are no improve-
ments and/or which are unused and/or which are presently un-
improved but are used as open space; Examples of undeveloped
land are open space areas used for recreation, but are not im-
proved and vacant, unused land. Examples of developed land are
land with vacant structures, land which is unimproved but serves
a use purpose and improved land whether paved or with a structures
or structures on it.

As has been stated above, the second step in détermining
the capability of land to support development hecessitates analysis
of a host of natural-environmental factors. Slope, bedrock,
soils, water table, drainage, wetlands, fauna and flora sre in-
cluded in this category. Each of these considerations in some
way limits the developability of land. Otherwise stable soils
become unstable on critical slopes; poor drainage and high water
tables compound slope and soil limitations increasing the suscept-
ibility of failure while decreasing developability. (See work
item 7.4 for a more detailed description of the significanct of

these factors.) All considerations mapped in this work item



oy -4-

should gé coded and categorized according to some criteria. 1In
this study, the criteria are the difficulties afforded development

. by the considerations. For example, flowing and standing water and
25% or greater water can be assigned one category while the 100-
year floodplain and 15%-25% slope areas are assigned to another.

On the basis of all of the natural-environmental character-

istics, a maximum development suitability was assigned to each un-
developed acre of land in the coastal zone. This point cannot be
stressed enough; a maximum development suitability category can
be assigned to any parcel of land and the designation is based
on the natural characteristics and capability of the land. It
indicates only that certain undeveloped areas of Troy's coastal
zone fell into one of four maximum developability categories.
Each category represents a general development case which con-
siders bulk as well as density of development and depends on

. certain natural conditions as outlined in Table I. A multitude |
of particular development situations fit each category. Al-
though an area may be determined to be sﬁitable for development,
it does not follow that it must be developed. However, mapping

of the developability of undeveloped coastal zone property will

be patterned after the following four maximum developability

categories:
1 - development of any bulk, any density (towers, factories)
2 - housing of any density (row houses, townhouses),
limited to 4 floors
3 - low-density, single-family housing

4 - conservation
. An explanation of each category is in order. The first cat-

egory (development of any bulk any density) includes industrial
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and comﬁercial buildings, warehouses, housing and high-rise

office or apartment buildings. In other words, there are no nat-
ural developmental restrictions: the major restriction is depend-
ent on fire codes and the firefighting capability of the local
fire department. It should be recognized that the categories do
roughly approximate maximum developability and in Troy's opinion
represent the best and most'innovative methodology available for
determining best land use. Its only purpose is for estimating the
development capability or suitability of land so that is is not
exceeded.

The second and third categories require little explanation.
Category two (housing of any density) includes townhouses, row
houses and apartment houses of four floors (or stories) maximum
and single-family homes. Category three is limited to low-density,
single-family detached houses on 1/5 to 1/2 acre lots.

Depending on the circumstances,, limited development could
be allowed in the conservationlcategory,_but only after the de-
veloper has made a strong case for development. It should also
be allowed when the economic and social need is beyond question.
In.no case, however, should development of any type be allowed on
or near marshes, estuaries, tidal flats, spawning beds or any
ecologically fragile or irreplaceable resources as well as on
steep slopes. A more detailed description of allowable and re-
commended uses can be found in Troy's work item 8.13, the Coastal
Zone Development Plan. The four maximum suitability development
types outlined above represent realistic, practical examples of
types of development recently proposed and expected to be pro-

posed in the future in Troy.
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The McHargian philosophy and methodology referred to in
Item 7.4 also considers man-induced characteristics when deter-
mining the developability of land. For this reason, additional
information including utilities (sewer, water, natural gas,
electricity and telephone) public transportation and the exist-
ing local street network was gathered and mapped ahd then
analyzed according to the constraints imposed on various develop-
ment types by these considerations.

During the course of the analysis, it was determined that.
there are a few areas in Troy, some small, some rather extensive,
that are lacking in utilities (i.e. gas, electricity, water, sewers,
etc.) and mass transportation capability. However, there are
none of these areas in Troy's coastal zone area. Therefore, since
utilities and mass transportation are not limiting factors in
Troy's analysis, they will not be discussed and graded, nor will
they be entered into the ranking system.

A factor that does hlep determine the developability of un-
developed land is the proximity of access roads and their cap-
ability. Access requirements vary by development type. Single-
family detached residences require minimum street widths of 30
feet since this type of residence usually provides ample off-street
parking space and, therefore, cars are not normally parked on
the street. Little explanation is needed for the reader to under-
stand that industrial and commercial uses, especially supermarkets
and department stores require major thoroughfares to attrac: con-
sumers and for transportation of goods. The need for wider streets
in order to facilitate the movement of truck traffic and the un-

loading of trucks os obvious.

PR
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A;Lther map was produced which categorizes Troy's streets
into three categories: local, collector and major. Several
attempts were made to classify Troy's streets before an accept-
able one was found. Production of a street classification map
(Transportation System Map) is a purely local undertaking. A
40-foot wide street in City A may be used as a major street,
while in City B its use is a local street and, therefore, must
be classified that way.

The transportation System Map classifies each street in
Troy in terms of its function. Major routes are simple to de-
fine; they are roads that are assigned a rouﬁe number whether
state or otherwise. They often traverse the City of Troy in
one or more directions and function to move traffic to and through
Troy. Local streets, at the other extreme, usually function
to carry only traffic intended for those particular streets.
~ They are usually, but not always residential streets and the
narrowest of streets. Collector streets function to funnel
traffic from local streets to major routes. In many cases,
collector streets are but local streets with a heavy and varied
traffic use.

Access and its importance have already been discussed. The
reader has seen that some uses are asbolutely dependent on
location on or near major routes or at least heavily travelled
roads.

As a result, access to undeveloped parcels of land was
graded according to the distance to a street and according to
the capacity and design of the street. The ranking for mapping
followed the pattern below.

0 - no street access, no adjacent acre area with

access.
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1 - access to local streét, adjacent acre square with

access to collector street,

2 - access to eollector street, adjacent.acre square
with access to major street,

3 - access to collector street.

4 - access to major street,

Overall developmént potential fer each undeveloped acre

cell in Troy's coastal zone reduced to a concurrent consideration

of natural resources and the leocal street system. As a result,

=T

.

the third and final map fer this step was developed. It was

i

arrived at by combining an analysis and ranking of natural re-
sources additively with an analysis and ranking of the local
street system to result in a general development potential map
which shows by color coding a range of eleven levels of develop-
ability (See Table I).

The last step involves mateching development types (i.e.
single-family detached housing, neighborhood commercial, etc.) with
the eleven developability classifications.

III. Map Analysis

Based strictly @ﬁ natural paratmeters, the majority of un-
developed cells in Troy's coastal zeone are characterized by hav-
ing very little develepment petential er unlimited development
potential. Very few areas with limited developability exist
in the coastal zone, Bordering the coastal zone are undeveloped
areas exhibiting varying degrees of developability.

The basic regtrietiens on d@velopmént in Troy's coastal
zone are critical slaope, bedrock at or near thevsurface, or flooding
and drainage problems. Of these, slope is the most often encount-

ered. Bordering the goastal zone restrictions on development
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change to soils of high clay content on excessive slope.

Adding man-induced characteristics further refines and often

1dmits the range of developmeni possibilities. Access to major

1

same time is a necessity to commercial development. In Troy's

case, the parcels which are most conducive to highest intensity

slightly favor the Hudson River side of Troy's coastal zone. As
capability of land reduced slightly, the shift reversed to favor
vere examined, they tended again to reverse location and favor

the Riyver side.

[

An attempt was then made to apply the constraints on develop-

presentative development types that would fit the eleven develop-

ability categories developed above. Resulting is the listing

The authors feel that the theoiybehind the analysis and
products developed in this task is basically sound. Application
is rather limited in already heavily-developed areas for obvious
reasons of economics and politics. This process would be more
useful to undeveloped coastal zene areas in which the adminis-

trator is not goncerned with a multitude of extraneous variables.

However, there is one major breakdown. The division of

undeveloped coastal zone areas into one-acre cells for analysis

is invalid for Troy's case and probably for any similar analysis
gonducted in a developed area with a rigid street system. An
alternative suggested by the authors 1is to not utilize the one-
aere grid unit of agmalysis that is the major cause of arbitrariness

~



-10-
in this study. Rather, each undeveloped area should be analyzed
in its totality. Changes in developability would, in this way,
result in less arbitrariness. »

Designation of desired land use will result from analysis of
existing land use, social and economic trends, as well as analysis
of Federal and State regulations, policies and needs. Finally,

a cost-benefit analysié will be completed for undeveloped areas

of the coastal zone. Each development type whether residential,
commercial or industrial will be analyzed to determine its benefit,
if any, to the taxpayers of the City of Troy and to Troy's economic
and social well-being. Only &ter all of this information has

been investigated and compiled, will the Coastal Zone Development

Plan unfold.
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City of Troy Coastal Zone Work Program
Work Item 8.12
ECONOMIC ANALYSIS



INTRODUCTION

Justification for projects must be based, at least in
part, on the economic impacts they engender. In the past, pub-
lic officials have operated on the assumption that "industry

is good" and '"'single-family housing is bad'" for the local tax
base, hence economy. Unfortunately, many bureaucrats had few,
if any facts on which to base this judgment. It is not univ-
ersally acceptable to simply say "industry is good' while
"single-family housing is bad." What the argument reduces to is
a definition bf terms and a development of a methodology by
which economic considerations may be analyzed.

The purpose of this work task (8.12) is to develop a gen-
eral methodology for determining revenues and costs resulting for
different types of development. In doing so, terms will be
defined. It is hoped that this methodology can be easily adapted
to various real situations.

Analysis is based first and foremost on a soﬁnd data base,
Sources of information for Troy's study will be identified and
footnoted where applicable. 1In most cases, data were fathered
from Federal census material and from local studies and .budgets.
Where information didn't exist or was costly and time consuming
to determine, authoritative standards were utilized. These
also will be identified and footnoted.

Assumptions were necessitated in many instances due to
lack of data in particular areas of concern. Local peculiar-
ities can oftentimes render tested standards useless, Feor in-
stance, standards of density for industrial employees often
breakdown when 1ocal industries deviate substantially from

the national industrial norm. Any assumptions made In this study
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will be identified and the reasoning behind them discussed.

Some mention should be made of the results of this task.
There was in this case, and should be in every case, no con-
scious effort to weight either the revenues or the costs deter-
mined in the analysis. Cost benefit analysis are habitually
manipulated to reflect the wills of the analysts. They are
usually synonymous with justification. This occurrance can
be observed at all government levels and within virtually all
departments, bureaus and agencies at those levels. For cost-
benefit analysis to viable there must be a commitment on the
part of the analysts to make them as unbiased as possible. Hav-
~ing various personnel perform prescribed, isolated computations
eliminates much subjectivity on the part of the analysts.
Another suggestion that should be implemented is to attempt to
apply the same level of sophistication to each category of mun-

icipal and education service analyzed.



It has been estimated that a "complete'" cost-benefit analy-
Asis for Troy's coastal zone would take 8 months utilizing a doz-
en people, a computer and several thousand dollars. A more
practical approach consists of isolating major costs and rev-
enues. The lack of preciseness in the resultant revenue-cost
ratio is of minor significance because the ratios (results). are
understood to represent relative indicators. This approach,
while imperfect, is much more reasonable and valid than no cost-
benefit analysis or a deliberately biased analysis. At any
rate, only major contributing costs and revenues should be
utilized by the great majority of municipalities. Also, benefits
such as clean air, pure water and quiet, which are difficult to
quantify, should be avoided.

The resulting ratio of revenues divided by costs (R = T)
reflects relative degrees of justifiability of projects.C If T =
1.00, for example, it may be assumed that the project under
consideration is a '"break even' project in terms of this study's
methodology and set of conditions. It should mnot be construed
to mean that the project would break even economically over
the long or short terms; there are just too many variables that
cannot be considered. Nor should it be construed that a project
with T = .75 will in all cases operate at a deficit or a T = 1.75
will always operate at a benefit. However, T = 1.75 is reason-
ably expected to be more beneficial than T = ,75. All the T
quantity shows is relative versus cost ratios.

Revenue versus cost analysis can be catagorized in numerous
ways. For the purposes of this study, costs and revenues were

determined independently and were catagorized as follows: mun-
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icipal costs and revenues were separated from school costs and

revenues and were further subdivided into public safety, public
works and recreation. School costs and revenues have been est-
imated by weighing the averages of Troy's two school districts.
(Note: for a more detailed description, see Schools Methodology
below.)

All results are reported in terms of dollars per acre

by development type. To illustrate, medium-density residential
development costs, the City of Troy $2,186. dollars per acre

for sanitation, police and fire protection, recreation, etc.
However, tax revenues of $5,032 dollars per acre are generated
by medium-density residential development. Carrying this pro-
cess one step further, the Revenue value in dollars per acre

can be divided By the cost value in dollars per acre result-

ing in the T (revenue-cost) ratio. This T ratio is 2.30 and the
proposed development for which the T was calculated would prob-
ably be financially beneficial to the City.

Six development types were isolated from a multitude of
possibilities. The six are low-density residential, median-
density residential, high-density residential, commercial, warehousing
and manufacturing. Similar development types might be used
by other local governments, whereas other municipalities may
find radically dissimilar catagories more useful for their pur-
poses. To a large extent, Troy's categories were shaped by the
format of the available data although the foremost consideration
is the types of development expected to be proposed. The
authors desired for example, to ascertain the relative sales
and sales tax revenue contributions to the local economy. How-

ever, sales and sales tax receipts were not reported by type.
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Therefore, property tax revenues and expenditures for muniéipal
services to commercial properties had to reflect those of an
'average commercial type.

Earlier local communities were advised to consider only
the major revenues and costs involved in completing a revenue-
versus cost analysis. Besides the obvious savings in time,
effort and finances, there is a more practical reason: as costs
and revenues become more '"refined",they less realistically reflect
actual costs and revenues. Some classic'examples of this
occurrence are the revenue amount associated with reducing smog,
or the societal costs incurred as the result of tree removal.
How are those quantities estimated? It is the authors' con-
tention that they cannot be accurately estimated. Furthermore,
they are based, in some cases, almost entirely on a series of
assumptioﬁs. This doesn't say much for the validity of any
cost-revenue analysis that considers minor, undocumented revenues
and costs.

One additional suggestion should be made at this point.
No community undertaking a cost-revenue analysis should make the
error of completly patterning its analysis after that of another
community. Rather, several analyses should be researched and then
a methodology which reflects one or more of the analyses should
be adopted by the community. Studies recommended by the City
of Troy are: The Costs of Sprawl by the Real Estate Research
Corporation (on sale at the U.S. Government Printing Office),
the Fiscal Impact of Residentiél and Commercial Development: A

Case Study by Muller and Dawson and Barton-Aschman Associates',
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The Barfington, Illinois Area; A Cost-Revenue Analysis of Land-
Use Alternatives. There are several other studies with merit,
but the three mentioned above are in the authors' opinions the
best. Others will be noted in the bibliography at the back of
this section. In any event, the methodology developed during
this study is designed to be general enough to be adaptable by

most communities with minor modification.

Typology off Development

Catagorization of development types is influenced for the
most part by the format of the available data. The best example

of this occurrance is the "lumping' of commercial uses into one
category since Troy's sales tax revenues were reported without
being broken down by type. Originally, the authors attempted to
present the findings in a detailed manner, but because of the
format of the data, among other things, this was not practical.
Reasonable future development categories for Troy had to
reflect recent trends and characteristics of those trends.
Three classes of residential development, representing realistic
population densities and building types, were decided upon. Local
governments utilizing some variation of this cost-revenue analysis
are cautioned that the development categories used in this study
should not be construed to be indicative of development character-
istics everywhere. Local governments, therefore, are encouraged
to produce their own particular varieties of development for
analysis. These development types should (1) be characteristic
of local, recent development trends and (2) exhibit recent, real-

istic population density trends of the locality.
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In like manner, commercial and industrial development
types researched and expected in the future had to be reason-
able. Outside of the Central Business District in Troy, two
commercial types can be expected in the future. They are the
neighborhood commercial basically satisfying the everyday
needs of the neighborhood, and community commercial which
satisfied the weekly or monthly needs of several neighbor-
hoods.

Industrial land uses can be divied in almost any conceiv-
able way. Again, in Troy's case, categorization was dependent
upon data format. As a result, the breakdown in Troy followed
the pattern of manufacturing and warehousing. Therefore, the

six development types used by Troy in this task are:

Definitions

A, Low density residential - characterized by one-family
detached homes. Typical building densities are 1.71
housing units per acre. The associated population
density is 4.85 persohs per acre. A certain amount
of residential land is lost to roads, sidewalks, etc.,
but nonetheless, must be figured into the calcula-
tions.

B. Medium-density residential - characterized by garden
apartments, townhouses; apartment house complexes
and other walk-up multiple family residences.

Typical family units are 23.50 per acre and the
typical population density is 35.25 persons per

acre. There is . a high percentage of single-person
(young and old) families residing in this residential
type. Another common trait: is the low bedroom to

dwelling unit ratio.
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High density residential - characterized by resid-
ential towers of 8+ floors per building and/or
public housing and other high bedroom aﬁartment
complexes. Typical dwelling unit densities are 18.16 per
acre and the associated typical population density
is 51.39 persons per acre. Examples of this de-
velopment type include senior citizen towers and
public housing. All extremes of population density
are encountered in this case: from single person
families to families of 8 or 10 persons.

Commercial - characterized by neighborhood "ma and

pa" stores serving nearby residents and small-scale
shopping centers featuring a drug store, laundromat
chain food market and chain department store. Typical
employee density is 26.45 employees per acre based

on Troy's 134.92 commercial acres and commercial
employees. Commercial employees information was
gathered from federal census material. The catagories
included under commercial employees employment status
are retail trade, finance, insurance and real estate
and business and repair services.

Warehousing - characterized by furniture and appliance
warehouse outlets, automobile sales lots and showrooms,
building supply houses and wholesale factory outlets.
Typical worker density is 7.57 persons per acre.

There are 82.82 acres of wholesale commercial uses

and warehouses currently in Troy.

Manufacturing - characterized by clothing, paint

and small machinery manufacturing. There is no

~
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gzgresentative by heavy industry in tﬁis category.
There is no expectation of future heavy industry
settling in Troy. The employee density is 54.78
persons per acre and three are 74.52 acres currently

in manufacturing use.

Municipal Methodology

Before an explanation of methodology is undertaken, the
reader is advised that data gathered and decisions and assump-
tions made in this section are not applicable to all local sit-
uations. There will be desparties induced by local variables,

but regardless, Troy's results are valid as will be those of

other communities if decisions and assumptions are objectively
made.

For the sake of clarity, the methodology discussed in
this section will be presented in a series of stages made-up
of steps each building on the previous step(s). Assumptions,
sources of information and reasoning will be interjected where
applicable.

Municipal Budget - itemization of expenditures.

Major municipal expenditures in Troy's 1975 budget can be
included in three catagories: public safety, public works and
recreation. Of the total amount of money expended for those
three catagories, public safety costs account for 75.2%, while
" recreation and public works account for 8.37% and 16.57% respect-
ively.

It is important to note that many significant expenditures
are not included in this analysis for two reasons. Certain

costs do not vary significantly from one development type to
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another or their costs are off-set by specific charges or taxes
separate from property taxes (e.g. sewer and water rents in Troy
are designed to compensate for all capital costs, maintenance
coéts and operating costs of the Bureau of Water and Sewers.) Local

governments are advised to note such local circumstances and dis-

regard them when undertaking a revenue-expenditure analysis.

Costs

Public Safety

Within the City of Troy,.municipal police and fire protec-
tion requires an approximate expenditure of 5.824 million dollars
per year. This figure accounts for approximately 387% of the
total City Budget. Therefore, police protection and fire pro—
tection for any new development is a significant cost impact to
be considered.

Cost Factors

There is an indeterminable number of variables to be con-
sidered. Some are evident while others afe more extraneous and,
therefore, difficult to quantify. To circumvent this problem,
Troy decided to calculate public safety costs in the following
manner.

Given:

$2,648,433.00
4,766.72

Total 1975 cost for police protection

il

Total urbanized acres

Cost per acre 555.61

Cost per acre by use type = atb+c
3
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Where a = residential cost/acie/year
b = commercial cost/acre/year .
R
¢ = industrial cost/acre/year

bﬁt, commercial and industrial protection costs 25% more than
residential protection. This figure was determined by the Troy
Police Planning and is based on the need for extra patrols and
the overlapping of patfol zones.

Therefore, police protection actually costs

at+(a+.26a) + (a+.25a)

3
$555.61 = 3.5a
3
a = $555.61(3)
3.5
a = $476.15
.25a = $119.04

a = $476.15 police costs/residential acre/year
b = 595.19 police costs/commercial acre/year
¢ = 595.19 police costs/industrial acré/year

In like manner, fire protection cdsts were calculated. How-
ever, one additional piece of information is necessary; it must
be determined whether fire protection for future development will
involve the purchase of new apparatus and the construction of
new firehouses. These are both expensive, one-time items. 1In
this case, fire department personnel do not foresee the need
for either of the above. So, fire protection calculations were
patterned after police calculations. The same 25% "surcost"
for fire protection for commercial and industrial uses was util-
ized. It is due to fire distance computations for commercial

and industrial buildings. Therefore, the formula is:

~
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a+(a+.25) + (a+t.25) = $6b6.13 = cost per urbanized acre
3 for fire protection.
a = $570.97 - .
.25a = $142.74
a = $570.97 residential cost/acre/year
b = §713.71 commercial cost/acre/year
c = $713.71 industrial cost/acre/year

'Reqreation faecilities and services

Cost Factors

Costs for recreation facilities and services will result for
all types and densities of residential development. Standards for
~ provision of recreation facilities are given at 10 acres/1000
populationl, convertible to acres/acre of residential development
by density category.

Cost is broken down into two categories:

1. Operating cost (§$/acre)

2. Development cost ($/acre)

With these figures, a cost for recreation facilities and ser-
vices can be estimated in terms of $/acre of residential develop-
ment by density category:

Cost X standard = Recreation Cost

$/acre X acres/acre = Recreation Cost =

$/acre = Recreation Cost
Categories of Cost are estimated as follows:

1. Operating Cost (annual budget) is calculated

from actual budget expenditures in the City

Recreation Open Space Inventory, City of Troy, p.22.
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of Troy (1974) and checked and adjusted accord-
ing to accepted standards as follows:

1974 Budget - Department of Parks & Recreation

Local contribution $310,000
Revenues 145,000
State per-capita aid 75,000
Total Budget ' $530.000

Total Operating Cost total budget/total acres

$530,000/400 acres

$1,325. /acre/year

Aereage added to the recreation open space system will
pet eause an increase in per-capita aid, and is assumed
£0 ecause no increase in revenﬁes (see computation of
development costs below). Therefore, assuming expans-
ign of department personnel at the same rate as ex-
pansion of acreage, the total added cost will be met
frem local contributions.

Budget Expenditures/Capita $10.ycapita

Tetal Acreage/Capita lO-ac./IOO pop.

.01 ac./capita

Tetal Operating Cost = $10./capita = $1,000./acre/year
’ .ac./capita

Assuming that while increased acreage will require a proportional
inerease in maintenance personnel, but a lower increase if any,

in administrative, programming and other personnel, this figure
based en standards is more realistic than the previous figure de-
fived frem current budget expenditures. The estimate of additional
operating costs based on accepted standards is, therefore, for

PUrposes of cost/benefit analysis.

~
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ANNUAL OPERATING COST $1,000/ACRE ADDED

2. Development cost (capital investment) is calculated
from actual development experience and estimates in
the City of Troy and checked and adjusted according
to established standards as follows:

Proposed Development

Site Estimate Acres Cost/Acre
112th. St. Expansion $30,000 2.3 $13,043.
Riley's Park 10,000 0.8 12,500
Adams Playground 15,000 0.5 30,000
Vanderheyden Playfield 35,000 10.0 3,500
Freight Yard Playfield 30,000 4.0 7,500
122nd. St. Playfield 30, 000 4.0 7,500
Stow Hill Playfield : 30,000 2.0 15,000
123rd. St. Playfield 30,000 5.0 6,000
Beldon's Pond 30,000 5.0 6,000
Sum of per acfe costs $101,043.

Mean per acre cost $ 11,227.

According to standards set by I.C.M.A., annual operating
cost should be proportional to acquisition and development costs
as follows:

Annual Operating Cost = 15% Acquisition/Development
Costs

(assume total unadjusted'operating cost)
$1,350. = .15 (A/D)
$9,000. = A/D per acre
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Both of these figures are generalized estimates. It is
not possible to narrow the range down without considering de-
tailed plans for specific sites. Therefore, an arbitrary, work-

able standard is selected in the middle of the range.

ACQUISITION AND DEVELOPMENT COST $10,000/ACRE

In applying these standards, each must be considered sep-
arately. Development Cost is a one time expenditure unless
spread out over a period of years by borrowing. Operating Costs
are annual expenses incurred to operate the system (aéministra—
tive, maintenance, programming, tools, equipment, supplies, etc.)

A combined annual cost can be estimated for a specified
number of_years by amortising the development costs over that
term and adding operating costs.

Example:
' Acquisition and development of a new District Play-

field to serve a housing development with anticipat-

ed population of 1000 people.

Standard required acerage - 10 acrds

Acquisition & Development Cost - $100,000.

Annual Operating Cost - $10,000/year.

This would amount to $15.25 per year per person

in Troy.

Public Works

Expenditures for public works fall into several categories
of which only two were significant enough in amount and were var-
iable enough by development type to be included in this analysis.

This is not necessarily true everywhere. With the inclusion of
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federal ;éd state highway expenditures and local bond issues as
financial mechanisms, it is nearly impossible to develop a
. standardized transportation cost-revenue impact model which in-
cludes all possible land-use alternatives. At any rate, the

two costs to be isolated are sanitation and streets and highways.

Sanitation

The complexities involved in the provision of sanitation
services for differing land-use alternatives must be analyzed
individually and in consideration of very specific project
design criteria. Recent development trends serve to indicate
population density trends to be expected and,therefore,.costs
for these development types. Computations to determine yearly
sanitation costs are based on the following data:

cost per year for refuse collection $476,481

cost per year for landfill operation 42,481

. cost per year for total $518,664
tons collected per year 48,880
cost of solid waste disposal/tdn 10.61
per capita daily refuse generated 2.3 pounds2

Residential calculations can be made based on the above data
plugged into the following formula:
residential density (persons/acre) X 2.3 1lbs.
per person per day = lbs. per acre per day > 2000 =
tons per acre per day Z $10.61 X 365 = solid waste
disposal costs per year per acre.
In this computation, the one determining variable is the popula-

tion densities of expected development types. Densities have

Sanitary Landfill-Planning, Design, Operation, Maintenance,
N.Y.S. Department of Health, Albany, 1969.
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been completed in a discussion of development typologies above.
low density residential is 4.85 persons per acre
4.85 X 2.3 = 11.16 1bs./aere/day X 365 X $10.61 =
' 2000
821.64 per acre.

medium-density residential is 35.25 persons per acre

35.25 X 2.3 X 365 X $10.61 = $157.00 per acre
2000

high density resideantial is 51.39 persons per

acre 51.39 X 2.3 X 365 X $10.61 = $228.86 per acre
2000 -

Commercial solid waste gests are determined after‘a few add-
itional computations are made. 8Selid waste generation is quoted
in pounds per 1000 square feet per day. Conversion must be made
so that the final result will be recorded in dollars per acre.
Given:

retail solid waste g@ae;ation = 13 1bs./1000 ft.z/day

wholesale and wareheusing solid waste generation = 1.1

1bs./1000 ft./day.

average lot coverage 50% teo 80% and for Troy
square feet of floor space/aere = 28,314 ft.2
average number of floors = 2 X 28,314 gives

115.88 tons/ag;glygar refuse for retail

9.80 tons/acre/year refuse for warehousing

and wholesaling
X $10.61/ton =
$1,229.59/acre retail refuse cost
$ 103.97/acre wholesale and warehouse refuse costs.
Industrial data are reported on the basis of tons per employee

and employees per acre of industrial land. Figures for these var-

iables can be found in DiChiara's Planning Design criteria. Given:
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median solid waste for industrial uses is 2.4 tons/
employee and, employees per gross industrial acre for
industrial parks is 18 persons.

In all, 43.2 tons/acre/year are generated at a cost of $458.35/acre.

Streets and Highways

Location of a specific‘land-use alternative will have a direct
bearing on its potential cosﬁs and revenues. If a moderate-sized
commercial development were proposed for vacaﬁt land, which often
lacks sufficient accessibility, major transportation improvements
might well be required. (Some treatment has been addressed to
this problem in Troy's task 8.11). 1In a more regional context, the
revamping of access roads might possibly stimulate abutting develop-
ment or shift existing traffic patterns. However, these consider-
ations, while important, cannot be realistically costed-out. A
more practical approach is the following analysis.

Troy's 150 linear miles of streets cost $5,078.67 per mile for
all maintenance operations. This includes patching, signalization,
cleaning and snowplowing. A calculated street area per acre of
residential land is 0.1l acres given an average width of 40 feet.
Based on the figure of $5,078.67 per mile it costs $558.65 per res-
idential acre in Troy to maintain those streets. Now, assuming
wider streets are necessary for commercial and industrial develop-
ment (with heavier usage and more depreciation), costs rise to
$698 and $838 respectively for commercial and industrial develop-
ment.

New road construction is not considered in this analysis
due to the inflow of varying amounts of state and federal highway

construction funds.
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Revenues

More easily determined are the revenues generated by each de-
. velopment type isolated and defined in a previous step. Once
values were computed in terms of dollars per acre for typical re-
sidential commercial and industrial uses, the calculations of re-
sults was a simple matter of dividing the revenues into components
which are in proportion to expenditures.

Low density residential average assessed value is $30,000 mult-
iplied by 1.71 units per acre gives a value of $51,300 per acre.
Then $51,300 X $17.50 (tax rate) = $899.85 to City/acre of low

$1,000
density housing.

Medium-density housing unit density, population density and
valuation are based on recently constructed units or soon-to-be
constructed units. The average value is $12,500/unit with 23.5
. units per acre.

23.5 X $12,500 X $17.50 = $5,031.25 to City/acre of
$1,000

medium-density housing.

High density housing unit density and valuation are based on
actual figures for public housing apartment structures servicing
primarily large families. Average unit density is 18.16 units per
acre with an average value of $8,380 per unit.

18.16 X $8,380 X $17.50 = $2,663.17 to City/acre of high

$1,000
density housing.

Commercial valuations and sizes of parcels were gleaned directly

from the City Assessor's files and it was determined that the City

receives an average of $3,047.50 per commercial acre in property

. taxes and $7,196 per c_ommercial acre in sales taxes. Resulting is
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a total average City revenue of.510,243 per commercial acre. Est-
ablishments used as samples in this step included large stores and
small stores of a large varietyyénd weighted according to relative
abundance. Included in the sample were dry cleaners, bars, gas
stations, '"ma and pa" stores, supermarkets and drug stores.

As in commercial revenues, representative industrial (both
warehousing/wholesaling and ﬁanufacturing) establishments were
researched for assessed value and size. It wés calculated that
the revenues generated to the City were: wholesaling/warehousing

$1,269 per acre and man-
ufacturing $3,032 per acre.

In order to determine relationships between revenues and costs
for each service, examined in this analysis, the revenues determined
above were fractionated into quantities which are proportionate to
the actual budget breakdown. For example, recreation costs are
9.8% of the total cost of all services analyzed. Therefore, 9.8%
of the revenues were allcocated to the respective development type
boxes in Table I.

Also found in Table I is a T ratio figure that is discussed
in the introduction to this work item. This T ratio compares the
revenues of a particular development type to the costs incurred
as a result of that development (for the categories of services
analyzed.) Ideally, if this T ratio is greater than 1.00, the
development should be beneficial. However, a more reliable ratio would
be somewaht higher. The reader is cautioned here, that the figures
presented in Table I are approximate, general figures and therefore,

should not be construed to mean something they do not indicate at all.
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Local Schools Methodology

School expenditures in the Troy érea accouat for a little more
than one-half of all local governmental expenditures and rely on the
local property tax for approximately one-half of their revenues. Re-
cent trends in school costs and revenues indicate that the total
number of local students in the area have increased by about 20% be-
tween 1960 and 1975. School expenditures have been increasing at a
much faster rate. During the same period, the annual budget for the
Troy School District has climbed from $3.35 million in 1960 to over
$13.5 million in 1975, an increase of over 400%. The taxable prop-
erty base of the City of Troy has increased approximately 88% in
.assessed value between 1960 and 1975 growing from a taxable valuable
of $113 million a decade and a half ago to approximately $212 million
at the present time.

These figures indicate that general trends in the Troy area
have been toward a slight, even growth in the number of students,

a tremendous growth in échool expenditures, but a much lesser growth
in the school tax base. The result has been toward a steady in-
crease in the tax rate necessary to support the operation of each
school system.

For these reasons, it becomes very important to examine pot-
ential development alternatives for this area and their relative im-
pact on school costs and revenues.

Methodology

Certain variables were selected for different land use types
because of their influence on school costs and wevenues. For resid-
ential land uses, the two variables found to influence costs and

revenues the most were (1) average number of bedrooms per dwelling
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unit and (2) the average assessed value per acre. In the case of
commercial and industrial land uses, the key variables included
(1) the a&erage number of employées per land use type who reside
locally and (2) the average assessed value per acre of the land
use type.

From the information available, revenues and expenditures of
local schools were calculatea on a per student basis. Computa-
tions were then made to record these results in comparable terms,
i.e. cost per acre by development type.

The City of Troy is served by two district and separate school
districts (Troy and Lansingburgh) which have separate property
tax bases and, therefore, levy different’property tax rates. 1In
order to simplify the research, methodology and computations of
this analysis, a method was devised to combine the various factors
to be considered from each school district. This syntheses re-
sulted in the creation of one district for the purpose of the
analysis. Since the Lansingburgh District serves approximately
31% of the students in the area and the Troy district serves 69%
these were the proportions used in arriving at cost and revenues
figures for the one imaginery district.

For Example:

Computation of 1975 tax levy for imaginery district
Troy District Rate = $31.28/thousand assessed value

Lansingburgh Rate = $21.25/thousand assessed value.

($31.28 X .69) + (821.25 X .31)

Imaginery District Rate

$21.58 + 6.59

$28.17 per thousand a.v.
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Henée, the school tax rate of $28.17 is used in lieu of the
two separate rates of $31.28 and $21.25. This same procedure was
used in calculating a single cost per student figure of $1,896.
for the area.

Cost/Revenue Analysis

The purpose of this anélysis is to determine the relative im-
pact on local school costs by various urban land use alternatives.
Six urban land use types which represent antiéipated development
alternatives for the Troy area, were selected for study:

Low density residential

Medium density residential

High density residential

Manufacturing

Warehousing

Commercial

In order to compare costs and benefits of these various develop-
ment types, a one-acre site was assumed in each case. Other char-
acteristics such as dwelling/units per acre, or number of employees
per acre were derived by existing conditions in Troy or based upon
acceptable standards. An explanation of land use characteristics
will be presented as the cost/benefit analysis is developed.

Impact of Residential Land Uses

The three residential land use types selected for analysis
were attributed characteristics of residential alternatives ex-
pected to be developed in the Troy area in the near future:

(1) Low density - single family units @ a density

of 1.71 units per acre, generally 3 bedrooms
with an average assessed value of $30,000 per

unit.
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(2) Medium density - townhouses and garden apartment

construction @ a density of 19.0 units per acre,
‘ an average number of 1% bedrooms per unit, with
an assessed value per unit of $14,600.

(3) High density - typified by high rise towers and

public housing complexes @ a density of 18.16
units per acre. Average assessed value per acre
is approximately $8,400 with an average of two
bedrooms per unit.

Given these types of residential development and the number of
bedrooms per unit, school costs can be projected by using the bed-
room multipliers (the number of school children that can be expect-
ed to be generated by a certain housing type and bedroom court).
The following bedroom multipliers have been used in this study3:

Single-family - 3 bedroom - .626 students/unit
. Medium density - 1-2 bedroom - .133 students/unit

| High density - 2 bedroom - .181 students/unit

In 1975, the local school cost per student was $1,896. 1In
recent years,the proportion of this cost that has been borne by
the local property tax has been approaching 50%. Therefore, for
this analysis, a cost of $948 per student is used; since this is the
cost that would need to be supported by local property taxes.

Applying this data to our three residential land use alterna-

tives, the following cost/revenue impact results:

.3.

Housing Development and Municipal Costs by George Sternlieb
and others, Rutgers Univ. p.7.
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School Costs

School Revenu

Low Density

1.71 Units

3 Bedrooms/unit
AV, = $51,300/acre

Medium Density

19.0 Units

1.5 Bedrooms/unit
A.V. = 8§277,375/Acre

High Density

18.16 Units

2 Bedrooms/unit

A V. = $152,158/acre

Costs are derived by multiplying the per student cost of

$1,015.
per acre

$2,398
per acre

$3,119.
per acre

§1,445,

per acre

$7,811
per acre

$4,285,
per acre

$948 by the actual number of students generated in the one acre

site, for example:

~--in low density development, there are 1.71 units and
.626 students/units expected to be generated, which
results in 1.07 students per acre at a cost of $948
per student OR a total school cost generated of
$1,015. per acre.
assessed at a value of $30,000 which yields an average
assessed value of $51,300 for the one-acre site.
Applying the school tax rate of $28.17 per thousand,

school revenues of $1,445 per acre are realized for

On the revenue side, each unit is

this type of land use alternative.

This same method is employed in each of the other cases to arrive

at school costs and revenues.

Impact of Non-Residential Land Uses

For the three non-residential land use alternatives, a slightly

different approach must be taken.

As indicated previously, the
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key variables include (1) the aQerage number of employees per land
use type who reside locally and (2) the average*assessed value per
land use type.

. For this analysis, three constants were used for each of the
land use alternatives. They were:

(1) an average of .544 students are generated per

employee (baséd on 1970 Census).

(2) 18 employees per acre is assumed in each case -
this roughly approximates the average number
of employees per acré for all commercial and
industrial sites (1970 Census)

(3) There is also assumed to be an employee resid-
ential school tax spin-off associated with com-
mercial and industrial development, that is, new
employees moving into the area will require hous-
ing and will, therefore, be paying school taxes
on their property. This employee residential
school tax is assumed to be $253¥64 per employee
which is calculated by multiplying the 1975
assessed value per employee ($9,007.) by the
school tax rate of $28.17 per thousand A.V.

The variables involved in this cost benefit analysis are the
assessed value per acre by development type and the percent of
employees residing locally. The determination of assessed value
figures was very straightforward. A selected, representative sample
of each land use alternative was used in calculating an average

assessed value per acre for that land use type.
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The other key variable to consider in the analysis is the

percentage of employees that are local residents and that would

w

generate local school costs. The 1970 Census yields information

that approximately 74% of all workers in all local jobs are also

local residents. This figure, therefore, was used for the ware-

housing analysis. A figure of 61% local residents was used for

manufacturing analysis since this was found to be the participa-

tion rate of local employees in this industry at the County level

(1970 Census). Commercial uses were assumed to employ 877 local

residents. This was a compromise figure between the average of

747 (assumed accurate for community commercial uses) and 100%

which seems likely for neighborhood commercial uses
the nature of these uses.
Applying this data to the non-residential land

tives, the following cost/revenue impact results:

because of

use alterna-

Land Use School Costs School Revenues
Manufacturing $5,662. Land Use - $4,879.
18 employees per acre Employee

61% residents Residential-2,785
A.V. = $173,257 Total §7,664.

Warehousing $6,869.
18 employees

747 Residents :

A.V. = §72,571/acre

Commercial . $8,076
18 employees

87% Residents

A.V. = $174,150/acre

Land Use §2,044
Employee

Residential 3,378
Total $5,422.

Land Use $4,905
Employee

Residential 3,970
Total $8,875.

In the above analysis, costs are derived by the following equation:

School cost per acre = (# employees) (% residents)

X (.544 students ) = $948.00 using manufacturing

employees
data in the equation, it becomes:

school cost/acre = (18) X (.61) X (.544) ($948)

School cost = $5,662. per acre
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On the revenue side of this analysis, the assessed value of
§173,257 for a one acre site will yield $4,879. in school taxes
for this land use (at the present rate of $28.17 per thousand A.V.)
In addition, the estimated $10.98 employees will generate $2,785.
in residential school taxes (if computed at the present ratio of
$253.64 school taxes per employee).

This same procedure, of.course, is repeated for each of the
other land use alternatives.

Conclusion

For Troy, under the conditions and assumptions of this study,
it was determined that the most economically beneficial use is
medium-density housing (garden apartments, town houses) while the
least beneficial uses afe wholesaling/warehousing and high-density
residential. In all fairness, qualifications should be included
in the above statements. Medium-density reéidential appears
good for Troy because the development style associated with this
use class is characterized by a low bedroom-to-unit ratio. Low
bedroom-to-unit ratio indicates a low student-per-unit ratio. Ware-
housing firms, although not as a class economically beneficial
to Troy, can sometimes individually be very beneficial to the
local economy. Beneficial types should be noted within any de-
velopment class so that the local community can act with dis—
cernment on proposed new development.

Users of Troy's methodology should note the following re-
commendations:

1. Develop an inclusive data base. In doing so, a

list of costs, revenues, standards, sources and
importance associated with all data should be

listed.
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2.  A1l assumptions should be noted.

3. Attempt to apply the same level of detail to

each category of service analyzed.

4. Isolate major costs and revenues for each ser-
vice -- costs and revenues that cannot be
accurately evaluated should not be analyzed.

5. Report all costs and revenues in terms of one
common denominator.

6. Determine categories of development that reason-
ably reflect recent trends or which are expect-
ed in the future.

Prime developable parcels of land in Troy's coastal zone are
well distributed throughout its extent. All parcels that can be
described as prime for development received a rating of 5 or great-
er in work item 8.11, although strictly speaking, prime developable
parcels should be only those with a rating of 9 or 10 or possibly
as low as an 8 rating. Prime developable means that a parcel of
land is marginally developable but has direct access to major
routes or that it isrcapable of supporting any conceivable develop-
ment but access may be less than excellent. A large tract of land
in South Troy is prime for development. Other parcels exhibiting
development potential are dispersed throughout the coastal zone
area. Approximately 45% of undeveloped land in Troy's coastal
zone area is ranked as prime developable using a 5 rating as the

lower limit.
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Introduction

Any land-use plan must be practical. Troy's Coastal
Zone Development plan is produced on that basis. Ideally, the
foremost consideration for a coastsl zone land-use or develop-
ment plan should be stewardship of the coastal zone and its
resources. However, there are other forces that also must be
reckoned with in order that the plan be realistic.

Adjacent land use exerts such an influence as to be a
dominant force in the shaping of the urban landscape. Induse
trial uses are not usually compatible with residentiai uses.
Besides the obvious noise, dust, and odor problems associated
with industries, the truck traffic and employee traffic they
generate are often not considered. ' On the other hand institu-
tional uses are compatible in most cases with residential uses.

In addition to adjacent land use as a consideration 1is
the social and economic needs of the neighborhood and the City.
Economics has been analyzed in detail in Work Element 8.12 of
this study. Therefore, economics will not be discussed here
except to say that the results of 8.12 are imputed into this
wérk element.

Soclial needs are identified on the basls of a land use
inventory and its analysls as compared to accepted standards.
Nelighborhood recreation needs can be easily quantified by
knowing the neighborhood population, actual recreation ares
and standard recreation area for that population. The analysis
also shows other significant date such as dominant age groups,
race, housing types, ages, and conditions. All of these quan-

titles and more indicate nelghborhood needs.
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One last item to be considered is goals and overall
socletal priority setting (politiecs, if you prefer). Poli-
tics is not as subversive as the general public understands
it to be. Usually politlics effect wise choices. Forexample,
it is politics that determines not to allow residences adja-
cent to heavy industry. So, politics is a real influence that
must be considered in land-use planning.

The procedure employed by the City of Troy in completing
the Coastal Zone Development Plan involved investigation of
neighborhood characteristics and from that investigaéion iso-
lating recreation and commercial needs of the nelghborhoods.
Then, coastal zone considerations such as flooding, fragile
areas and coastal land capabilities were compared to identi-
fied needs and adjacent land use in order to satisfy neighbor-
hood requirements. In areas of possible but conflicting land
use recommendations, economics was the deciding factor.

The most obvious example of the utilization of this pro-
cedure occurs in the H.U.D.-designated 100-year floodplain.

A general lack of commercial areas as well as recreational
areas was 1dentified for all of the C.Z. planning districts.
Ad jacent land uses are generally residentlal; hence, are gen-
erally compatible with both commercial and recreation. Consid-
ering foremost the coastal zone characteristics of floodling and
natural development capability most of Troy's coastal zone, and
in particular its H.U.D.-designated 100-year floodplain, influ-
enced the authors to designate undeveloped coastal areas for
recreational and industriasl (water necessary) uses rather'than

commercial usese.



Neighborhood Planning District Analysis

The City of Troy is a City of distinct neighborhood areas.
These have developed historically as the City developed and changed.
They are distinct in location, land uses, types and patterns of
development, population, social structure, economic class and
other variables. However, it is no simple matter to set firm
boundaries between the major neighbohrood areas. Many breakdowns
have been established for various purposes; and each is different
from all the others. See Appendix A.

Planning district and neighborhood analysis offers a‘com—
prehensive view of the factors influencing the conditions of
specific population areas. The urban development pattern, socio-
economic population characteristics and basic topographical
features were utilized in developing planning districts for the
Coastal Zone Management plan. The following analysis of the
districts explores and correlates existing conditions, develop-
ing trends and characteristics of neighborhoods and develops a
series of recommendations for commercial, industrial and Rec-
reation/Open Space Land Use.

Planning districts within the Coastal Zone Management
Plan.

Lansingburgh
. North Troy

Central

I I

South Troy
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Descripfion/Needs Analysis/Recommendations

Lansingburgh Planning District

The Lansingburgh Planning District occupies the area north
of 101st. and the Piscawen Kill Creek and is generally bounded
by the Hudson River, Oakwood Avenue and the Town of Schaghticoke.
The major urbanized region lies in the narrow floodplain between
the river and the steep, wooded hillside, giving the residential
neighborhood a prominent edge and buffer. The linear form of
the area is reinforced by the gridiron street pattern. Dominant
paths are 2nd. and 5th. Avenues running parallel to the river,
with major entry points at 112th. Street, 126th. Streét and
Northern Drive. Major commercial concentrations are evidenced
along these thoroughfares. There is no appreciable industry,
although there is some warehousing.

The residential character of the area is farily homogeneous
throughout, with only slightly higher densities in the Knicker-
backer Park area. Dominant housing is one and two family with
minor low rise apartments, particularly Corliss Park and Martin
Luther King Projects. The overall housing stock is good.

In terms of population growth, the upper Brugh area has
experiences steady increases over the years, while central and
lower areas have remained stable. Youth concentrations are
fairly high particularly in North Lansingburgh. The older adult
middle age group is the dominant group throughout Lansingburgh
with some concentration of elderly in the central areas.

Socio-economically, Lansingburgh rates second priority
consideration overall on a city-wide three-péint basis. Median-
family income levels are generally in line with or slightly

higher than the city average. Home-ownership is fairly high,
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particularly in the upper Burgh. 20-40% of the households in the
central and lower areas of the Burgh have no car. There are sub-
stantial minority concentrations in the 112th. Street and 2nd.
AQenue area, Corliss Park and Martin Luther King Projects.

The pattern of land use in Lansingburgh has been basically
set. Land use efforts in the community should be directed to-
ward preserving and enhancing the area's residential quality,
restraining commercial sprawl within the bounds of existing com-
mercial areas, and towards effective accommodation of appropriate
new development in the community,-particularly in the‘Oakwood and Gurley
Avenue areas. An additional important land use concern is the
protection and proper development of the area's natural resources:
the Hudson Riverfront, the Paensic Kill system and the community's
green eastern buffer, the hillside, including the Diamond Rock
area.

Needs Analysis/Recommendations

Lansingburgh and its surrounding suburbs of Schaghticoke
and Brunswick may be considered as a smail neighborhood area.
1970 U.S. Census date for Census Tracts 401, 402 and 403 indicate
Lansingburgh's population as approximately 14,500 persons. Pop-
ulation expanpsion has been greatest in Census Tract 401 (the
northern section) and in the Townships of Schaghticoke (+18%,
1960-1970) and Brunswick (+24.3%, 1960-1970). Within the City
of Troy, greatest potential for residential development and pop-
ulation expansion is in the Gurley-0Oakwood Avenues area.

The median family income of Lansingburgh is slightly above
that for the City. Car and home ownership ranges from moderate
in Census Tract 403 and Census Tract 402 to higher in Census Tract

401. In the adjacent townships, the median family income, car

-
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and home ownership are at slightly higher levels.
In general, expansion and investment in Lansingburgh's

commercial areas may be expected, particularly in the northern
end, most conveniently located to areas of new residential develop-
ment. Although there has been some decline in the number of
small commercial establishments, due to increasing consumer pre-
ference for the large, auto-accessible stores, Lansingburgh's
commercial areas will continue to remain important for neighbor-
hood and community needs.

Commercial Land Use

The commercial areas of Lansingburgh have been éncouraged
to develop in a narrow strip fashion along Second and Fifth Ave-
nues by existing commercial zoning delineations. Although there
is no one central community-wide shopping area, these groupings
of diverse types of retail and service establishments serve
neighborhood and community convenience goods and service demands.
The‘two major locational problems for commercial development in
Lansingburgh are (1)limited vacant land and (2) traffic cir-
culation problems at major intersections. Although several super-
markets and a neighborhood shopping center have been built, the
highly urbanized nature of Lansingburgh presents limitations
to shopping center development. But unless commercial develop-
ment is appropirately controlled and concentrated at existing
commercial areas, commercial sprawl into sound residential areas
will continue to be induced. Improvements of the major inter-
sections proposed under the TOPICS program are expected to sign-

ificantly allevaite traffic problems at the major commerical nodes.
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Many commercial establisﬁments have remained or located
at sites of previous commercial or industrial use. The in-
creased levels of auto ownershib and use, however, present a
need fa innovative solutions in parking area provisions. Off-
street parking and service areas have been a problem to provide,
particularly for the small commercial establishments, whose lot
sizes are small and where eﬁisting building locations preclude
parking in front of the store. On the other hand, many of
the newer, larger establishments have been able to provide for
parking needs. Other important site considerations, recogniz-
ing Lansingburgh's primarily residential character, are the
provision of adequate protective screening landscaping of com-
mercial parking and service areas, control of signs and en-
couragement for developing an attractive street-front appear-
ance.

Recommendations

Commercial expansion and development should be encouraged
- primarily within the existing commercial area locations to re-
strain sprawl from encroaching upon stable residential neighbor-
hoods. Long range provisions for commercial development in the
area of Northern Drive and Oakwood Avenue and its relationship
to future residential development should also be considered.
Of particular concern is the large amount of vacant land along both
sides of Oakwood Avenue available for industrial, commercial or
other development.

To effectively improve problem intersections, street traffic
and commercial access-exit movement must be coordinated and well
planned, to minimize automobile, bus or pedestrian movement con-

flicts.
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Commercial establishments must meet site requirements and
adequately protect adjacent residential uses from visual or noise
excess. The high percentages of residential uses and resid-
ential-commercial mixed uses within the designated commercial
areas, present additional demands for parking and facility of
pedestrian movement that must be provided for. Types: of com-
mercial uses allowed should be primarily those that serve
neighborhood and community mneeds. Heavy commercial or light
industrial establishments that cannot meet site requirements
should be encouraged to relocate to more appropriately sit-
uated heavy commercial zones., Other uses, such as institutional
uses or public community services, should be encouraged within
or near the commercial areas to strengthen and develop the
identity of the community. Overall, efforts in commercial area
development should be encouraged toward enhancing the living
quality of the neighborhoods and the community.

Heavy Commercial'- Light Industrial - Industrial

Land Use

Several sites of heavy commercial, light industrial and
industrial use are scattered throughout Lansingburgh. Auto sales,
repair and wash establishments are located along portions of
Fifth and Second Avenues, as are several printing and wholesale-
retail operations. Although these sites are generally within
the existing commercial areas, several isolated heavy commercial,
storage and industrial uses are located along First Avenue and
along the foot of the undeveloped hillside to the east. The
largest industrial areas include the 49 acre Water Filtration
Plant area aad the 11.5 acre industrial area at the east end of

102nd. Street. In addition, large tracts of wvacant land in the
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Town of Brunswick along both sides of Oakwood Avenue are presently
zoned for industrial, commercial or residential use.

Many of the older establishments or those located along
Second and Fifth Avenues are limited by space restrictions, al-
though the relatively newer establishments do have more space
available for expansion, parking and landscaping needs. Though
the dispersed locations of numerous establishments present
visual, noise and access problems, several have presented sign-
ificant efforts to minimize the impact of these conditions upon
adjacent or nearby residential uses. The sites located at the
foot of the eastern hillside are rather uniquely situated, such
that one or more sides of the site do not abutt residential uses.
Provisions for special development such as for operations in-
volved in the water filtration process must receive particular
consideration in determining environmentalland land use impacts.

Recommendations

Heavy commercial, light industrial and indwtridl establish-
ments in Lansingburgh should be required to meet parking, service
area and particularly screening and landscaping requirements
to protect all residential areas. The larger sites, that ade-
quately meet site requirements and have site space available for
expansion, should be permitted to remain as allowable uses.

The smaller sites, those located in the commercial areas along
Fifth and Second Avenues, should be zoned commercial to allow
for the possible conversion of ‘the sites and buildings to retail,
service, professional or related uses. In general, efforts
should primarily be directed toward alleviating the impacts

of these uses upon the residential quality of Lansingburgh.
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Particular consideration of the possible impacts of commercial
or industrial development of the vacant land along both sides
of Oakwood Avenue in the Town of Brunswick upon residential or
other development in Troy must be given and all development
carefully analyzed and coordinated.

Recreation Land Use

Recreation Standards

(acres)
Existing Standards Deficiencies
Playgrounds 3.39 18.20 -14.81
Neighborhood Parks 2.39 14.56 . -12.17
District Playfields 2.30 18.20 -15.90

Preliminary recreation analysis for this planning district indicat-

ed a strong interest in construction of a bikeway along the former
railroad right-of-way. Interest was also voiced for new playground
sites and environmentally oriented recreation such as the Poesten Kill
waterfall and hiking area. Major recreational activities pursued
include biking, swimming, baseball, basketball and fishing. The
analysis also singled out bikepaths, hiking trails and basketball
courts‘as facilities most neéded in the district.

Recommendations

Generally, active recreation needs should be satisfied
through expansion of existing district playfield sites and the
acquisition and development of new playfields in the upper Burgh
area. This should be augmented by providing smaller playground
sites at the neighborhood 1evei, utilizing schools, community
centers, social clubs and youth organizations. The open space
links identified in the open space plan should be considered the
prime resources for satisfying recreation needs within the

neighborhood, specifically the Boston and Main Railroad right-of-way,
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the Hudson River front, the Paesic Kill and the Piscasen Kill-
Frear Park system.

~-expand, development and maintenance of existing
public recreation sites for both active and passive
facilities.

--coordination and support of school and private
recreation facilities and services.

-~-coordination in development, expansion and re-
habilitation of Knickerbacker Park to effectively
serve as a community park.

——develop playfield and park facilities in the Qpper
Lansingburgh area.

--develop the B & M Railroad bikeway and open space
link, including a series of recreation facilities
along it as part of Fhe system and providing key
access points to the bikeway along existing street
right-of-ways not being utilized for vehicular
traffic.

--preservation of existing open space and develop-
ment of scenic vistas, parks, natural recreation
areas and walkways along the Hudson River as
feasible on a long range basis.

--preservation, clean-ups and utilization of
Paensic Kill stream and reservoir system for hik-
ing trails and natural recreation use,

--street landscaping and entranceway treatment along
2nd. and 5th. Avenues, Northern Drive and 112th.
and 126th. Street entrances with small mini-parks

and sitting areas as part of the design features.
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NORTH TROY PLANNING DISTRICT

Located just north of the central core of Troy's down-
town business district is the North Troy planning district.
It is bounded on the north by 10lst. Street, on the south by
Hooslck Street, on the west by the Hudson River and on the east
by the B & M Railroad right-of-way. Socilally and economically,
the North Troy planning district along its borders, 1i1s iIndlis-
tingulshable from ad joining bordering plenning districts. It
should be stressed that planning district boundaries have been
established based on absence of social interaction bétween
areas, rather than socio-economic differences. Completion of
the proposed Hoosick Street Bridge may precipitate land use
changes toward light industrial uses in the immediate area of
the bridge. Additionally, vacant property within a few blocks
of the bridge may feel increased pressure for industrial-ware-
house development. Within the North Troy planning district
there exists a general trend of low incéme in the south to
middle income in the north end, with no abrupt changes in me-
dian family income within the district. Businesses and multiple
family residences meke up the highest percentages of uses al-
though there is a commercial-warehousing area in the southeast
corner and a manufacturing commercial concentration on the
western edge. Small commercial businesses are sprinkled through-
out. Manufacturing and commercial uses are located along the
ma jor paths River Street, Fifth Avenue and Sixth Avenue. A
50-unit public housing complex is located in the northwest
corner. There are a minority groups concentrations in the south

and central parts of this planning district.
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North Troy is made up of three sections, each being com-
. prised of smaller neighborhoou areas. Each r:eighborhood has
ﬁnique problems. Some recurring problems can be detected
throughout the planning district. Generally, it is a deteriora-
ting district. There is a lack of local necessity businesses
and a high incidence 6f absentee landlordism, which contributes
toward vacancy and outright abandonment of commercial and resi-
dential properties. It is a prime code enforcement area. Popu-
lation density is high whileAhousing is of poor quality. Median
income is low, having an influence on the percentage of home
ownership and amount of mobility. There 1s a low educationsl
level with a high High School dropout rate and hlgh incidence
of juvenile offenses. Only one recreational area exists, that
being owned jointly by the private and public sectors. Its po-
tential has not been realized since approximately 50% of the
area is vacant. Other incidental problems include traffic noise,
parking shortage and lack of green areas.

The differing locational and site requirements of the var-
fous land uses existing in North Troy indicate a need for their
organization into precise, identifiable and functional groupings.
A general view of the plan for redeveloping North Troy calls for
the establishment of a firm line in the area of Middleburgh
Street, encouraging heavy commercial and light industrial uses
to the south and redevelopment of the residential area to the
north. To accommodate the commercial needs of the neighborhood
area, yet retain the area's basically residential charsacter, a
. limited commercial area located along portions of River Street

and 6th. Avenue should be provided.

~
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NEEDS ANALYSIS/RECOMMENDATIONS

The nelghborhood area bctween 10lst. and Middleburgh
Streets has a population of approximately 2,900 persons ac-
cording to 1970 U.S. Census data. A much smaller neighborhood
of less than 1,000 persons is located along 5th. and 6th.
Avenues between Rensselaer and Hoosick Streets. Family income
levels for North Troy range predominantly from low to moderate.
More than [,0% of family households do not have an automobile
available. Special characteristics for consideration in the
neighborhoods include the concentrations of racial and ethnic

groups.

COMMERCIAL LAND USE

Commercial establishments in North Troy are most predomi-
nantly located along River Street and 6th Avenue. Most nelgh-
borhood oriented establishments are clustered at the side street
intersections, although there is no cen#ral neighborhood com-
mercial area. Most of the establishments are small in size,
rely on pedestrian access or on street parking and have resi-
dential uses asbove and in adjacent buildings. Uses not ser-
vicing neighborhood needs and presenting problems in the area
include those establishments that:

1. do not provide adequate space for frequent

truck service or

2. adequate parking for through traffic customers,

or

3, those that do not protect adjacent residential

uses from visual or nolse excesses.



-15-

The lower North Troy neighborhood, although it has lost
numeroug small nelghborhood s*ores due to demolition for the
Hoosick Street Bridge, lies within a one-half mile radius of
the Troy Plaza. Significant increases in the number of neigh-
borhood and community commercial establishments within the

North Troy area are not expected.

RECOMMENDATIONS

The designated commercial area shculd be limited to pri-
marily existing establishment locations. Types of commercial
uses allowed in this area would be neighborhood and community
commercial. To ald in improving the residential quality of
North Troy and to alleviate some of the traffic congestion along
River Street and 6th. Avenue, site requirements for the neigh-
borhoods commercial uses must be implemented. The larger,
community oriented establishments in particular should provide
adequate parking, service areas, screen}ng and landscaping.

For the needs of the smallsr establishments, adequate area should
be provided to accommodate the development of jointly or separ-

ately operated, landscaped parking and service areas.
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GENERAL COMMERCIAL LAND USE _
(HEAVY COMMERCIAL - LIGHT INDUSTRIAL)

%

Traditionally, North Tro& and the North Central areas
have had a high degree of heavy commercial and industrial uses
because of several factors including: initial development as
an industrial area based on access to the Hudson River for power
and transport; access to the B & M railroad and proximity to the
Central Business District. Important resources for the area at
present are the major streets leading to and from the Central
Business District (6th. Avenue and River Street) and .the forth-
coming development of the Hoosick Street Bridge and interchange.
These transportation resources fit the locational criteria for
heavy commercial, wholesale, distribution and other light indus-
trial establishments and present the lower North Troy and North
Central areas as suitable for heavy commercial-light industrial
zone redevelopment.

Existing heavy commercial-light ipdustrial uses are pre-
sently located along Sixth Avenue and River Street (south of
Ingalls) and at several scattered locations within the residen-
tlal area north of Ingalls. The Sixth Avenue portion has numer-
ous existing heavy commercial, industrial uses and a total of
11.66 ares of vacant land and buildings, 9.48 of which are vacant
railroad yard and bridge interchange lands. Although the Hoosilck
Street Bridge proposal calls for a wldening of bth Avenue to
uO feet, no on-street parking would be allowed. The west side
of b6th Avenue is at present residential. Important considera-

tions for redeveloping the area include:
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1. provision of ample off-street parking and
service areas to lirit interference¥with
traffic circulation at the proposed brldge;

2. encouraging improvements and provision of
site amenities at existing establishments;

3. protection of the hillside residential
neighborhood to the east and (lj) presenta-
tion of an aesthetically acceptable route
environment to the'Central Business Dist.

The conglomeration of small commercial uses, gés, auto
related and other establishments at the River St. - Sth. Avenue
- 6th Avenue node present a disconcerting introductory image to
the residential area of North Troy. Major problems include:

1. visual and noise pollution;

2. 1limited or no space for provision of ade-

guate off=street parking and service areas
or for;

3. vehicular access and exit.

In addition, the institutional uses, also located within
this node, lack adequate space for the provision of parking or
to fulfill recreation open space needs.

Uses along River Street are predominantly heavy commercial
or industrial, Most of the larger establishments are located on
the west side of River Street and occupy either new or rehabilli-
tated bulldings adapted to suit their needs. Parking areas,

although limited, are provided. The east side of River Street
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has numerous smaller establishments, many of which rely on street
parklng. Several vacant buildings, parcels and scattered resi-
dential sites provide opportunlity in the area for expansion of
existing or location of new businesses.

The scattered and isolated light industrial and heavy com-
mercial uses in the residential area north of Ingalls Street
seriously affect the neighborhood's residential quality. The
disjointed access from River Street or 6th. Avenue to these
uses is a disruptive influence to nearly every residential sec-
tion. Although parking éreas are provided, particulérly at the
larger slites, there 1s virtually no protection of adjacent resi-
dential uses from visual or nolse excesses. Examples of uses
with high outdoor activity or storage and service needs include
auto repair shops, the Public Yorks garages, contractor or other
supply storage areas, junk yards and warehousing establishments.
An additional major problem is the need for improving the qua-
lity of building maintenance and upkeep.conditions that directly

affect the quality of the adjacent residential neighborhood.

RECOMMENDAT IONS

To comprehensively improve and redevelop lower 6th. Avenue
and River Street (south of Middleburgh) as a heavy commercial-
light Industrial area, all ﬁew or expanding businesses should
be required to meet minimum site standards including: minimum
lot sizes, parking area ratios, entrance-exlt and service area
oriteria, screening of service areas and landscaping requirements.
The enforcement of these requirements is essential to developing
en efficient amenable travel route to the Hoosick Street bridgs

and the Central Business District and in redeveloping the



viebllity of the adjacent residential neighborhoods. To ald in
the rehabilitation of the residential area north of Ingalls, all
existing light industrial or heavy commercial uses should be
required to meet site requlrements and improve their physical
appearance, or be encouraged to relocate operations to more
suitable and appropriate sites within designated heavy commer-

cial or industrial zones.

RECREATIONAL LAND USE

Esisting Standards Deficlencles
Playgrounds 1.01 5,85 ly.. 8L
Neighborhood Parks - ly .68 .68
District Playfields - ~ 5.85 5.85

Recreation analysis indicated that sites used most often
were community parks and district playfields located well out-
side the planning district. In addition, the primary modes of
transportation to and from the recreation areas are biking and
walking. Bus ranked low because of two factors: low income
and no direct routes to recreation areas. It should be men-
tioned that analysis indicated use of recreational facilities
located in other sections of Troy, particularly Prospect Park,
frequented primarily because of minority groups social inter-
gction. Specific activitles preferred include biking, swimmling,
playground activities and to a lesser extent basketball, base-
ball and arts and craftse. Facilities and activities preferred

also include bike tralls and a riverfront park.



RECOMENDATIONS

In general, acquisition and develeopment of sites should
be coordinated so as to provide reereational facilitles at
stratégic locations, Acquisition and development should include
small corner lots for tot areass. Scheools, youth organizations,
churches and clubs should be utilized in various ways. Easier
- access to major recreation areas should be provided, especially
the Piscawenkill approach to Frear Park and the B & M Railroad
right-of-way. The Hudson riverfront is another major recreation
open space resource. '

1. eacquire and develop in eonjunction with

New York State Department eof Transportation,
the abandoned railroad right~ofe-way into a
district, family recreation area/develop
bilkeway north on right-ef-way providing
linkege with a fully develeped Cragin Park,
Central Little League Playfields

2+ 1improved Plscawenkill access to Frear Park

3. full capacity develepment ef Frear Park of=

fering a broad range or recreational, cul-
tural and educationgl experiences

hg acquire and develop a number of wvacant stra-

tegically located lets into tetlots and
plaeyfields |

5. acquire vacant riverfront preperty for use

as a scenic vista and boat launeh faellity
and active and passive recreation, riverfront

fishing and walking areas,
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utilization of services apd facilities of
clubs, youth organizations and publiic
schools

long range tree planting program along the
ma jor streets, particularly 5th and 6th

Avenues and River Street.
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CENTRAL PLANNING DISTPICT

The Central District lies between Hoosick Street and
Ferry Street, the city's two major east-west routes, and is
bounded by the Hudson and the Hillside. It is an area- that
may generally be considered the focal point of the city, heavily
commercial and institutional, with some light industrial uses
and several somewhat isolated residential areas. The city has
seen great changes in the past 10 yearé in terms of urban renewal
of the hillside area and is presently engaged in a massive rede-
velopment of the ecentral business area; constructing'the Uncle
Sam Mall, a new City Hall and some new housing. In the future,
State Department of Transportation plans bullding a bridge across
the Hudson connecting I-87 to Hoosick Street (Route 7) at Eighth
Street, emphasizing a transportational, physical and visual edge
to the districte.

Two general areas comprise the Central District, lying
on either side of Federal Street. To the north, lies a disinte-
grated, deteriorating area composed of commercial and light ine-
dustrial uses along River and Hoosick Streets and a small two
aﬁd three famlly residential neighborhood with a commercial
scattering along Fifth and Sixth Avenues. It is an area which
has seen some redevelopment efforts. To the south of Federal
Street lies the central commercial, professional, governmental
and institutional area. Within this area, are four public high
rise residential projects and a disperse scattering of high den-
sity rental units. Some additional housing is expected in rela-

tion to the development of the Uncle Sam Mall.
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Soclo=economically, the Central District is of First pri-
ority. It is a small, although high density “area with signifi-
cant concentrations of young adult and elderly. Income and car
evailability are low. The area has a significantly high percent-
age of’minority resldents. Another special consideration within
the district i1s 1ts high daytime activity and use level, both in
terms of people employed within the district and those shopping
within the commercial area.

Land uses within the Central area may be grouped into
several sections: The Fifth-Sixth Avenue residential neighbor-
hood; the new residential area along Federal Street-Sixth Ave.,
the River Street heavy commercial and industrial uses, Urban
Renewal Project A., Urban Renewal Project C (the Uncle Sam Mall
Project), the Second Street Historical Area and the remainder
of the Central Business District commercial area. (These
groupings are not meant to be all inclusive, but serve to in-
dicate the diversity of land use and other conditions within
the Central area.) Through urban renewal, public housing and
transportat ion programs, the area has begun to see major changes
for the redevelopment and revitilization of the Central Business
District. However, there remain several sections within the
Central Area and in its adjacent areas that require coordinated
rohablillitation, redevelopment or improvement efforts so that
Troy's Central Business District may be re-established as =

strong, viable regicnal employment and commercial center.
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NEEDS ANALYSIS/RECOMMENDATIONS

A regional scale re-est-~blishment of the Central Business
District is a function of both retail-service trade and employ-
ment. Development of a growing regional commercial center 1s
directly related to the expansion of employment and income of
the population residing within that commercial market area.
Though Troy has historically evolved as a sepasrate subcenter of
the Capital District Region, it has become increasingly depen-
dent upon particularly Albany County, for meeting employment
and commercial needs. However, there remain signifiéant socio-
economic characteristics and a physical structure that express
for the Troy area a separate identity.

Employment within the Troy market area has been heavily
weighted towards an industrial base, specifically a low value-
added manufacturing employment base, that has over the past de-
cades, substantially declined in scope. Employment figures
indicate that the vast majority of employment increases for
residents of Rensselaer County have been located outside of
Rensselaer County resulting in a rise of the net out commuta-
tion ratio to 1.403 in 1970.% Although per capita personsal
income levels for Rensselaer County and Troy have grown at im-
pressive rates, they remain below the levels for Albany and
Schenectady Counties.## Personal income levels for Troy and
Rensselaer County may be expected to continue to rilse as the

employment base adapts to accommodate the expected regione

# Rensselaer County O.M.D.,"CETA Fiscal 1976 Proposal™, p.7.

s CDRPC. '"Economic Study", 1970, p.91l.
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vwide growth in government, retail and service trade. Occupa-
tional groups showing greatest lncreases will be the service,
professional and clerical groups and to a lesser extent the
managerial and sales groups.### The diversity of higher edu-
cation instltutions in Troy, including Hudson Valley Community
College, Russell Sage College and Rensselaer Polytechnic Insti-
tute and other colleges in the Capital District as well, present
an opportunity to attract and meet the employment needs of major
new or expanding retail or service firms and offices locally, in
the Troy Central Business District area. ‘

The consumer market for Central Business District commer-
cial investment has been investigated in several studles.iw
The primary market area has been found to be regional in scale,
consisting primarily of the population of Troy, the surrounding
suburban townships of northern Rensselaer County and the river
communities on the west side of the Hudson River in Albany County.

Total personal income figures for consumers residing within
the primary treding area indicate good sales potential for the
establishment of the downtown shopping mall complex. 'Although
population decreases in the older, urban communlties may be ex-
pected to continue, the population growth in Troy's suburban
townships in Rensselaer County would outweigh this decline and
should expand the reglonal market volume of the Central Business

District. In addition to the U.S. Mall shopping complex; various

~

s+ Rensselaer County O.M.D. "CETA Fiscal 1976 Proposal", p.36.
szt Specific marketability studles have been done for Troy

Urban Renewal Projects C and D (The U.S. Mall Project)
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special retail and service firms; and cultural, leisure and
institutional facilities; a portion of commercial activity in
the Central Area will remain oriented to serve adjacent neigh-
borhood and community commercial needs.

CENTRAL BUSINESS DISTRICT LAND USE

Several key factors develop the structure of the Central
Business District, primarily: transportation access, the loca-
tions of major uses (employers, businesses or groups of busi-
nesses), and parking avallability. The arrangement of these
basic elements and the development of their supportiée functions
present the image of the Central Area.

The primary core of the Central Area lies between Federal
Street (the Green Island Bridge) and Congress-Ferry Streests
(the Tro§~Watervliet Bridge) and is situated as the hub of major
local street traffic. The area between the proposed Hoosick
Street Bridge and the Central Business District primary core
exhibits a secondary locational potential for redevelopment with
its accessibility to the region-wide highway network as does the
area immediately north of Hoosick Street. Development of an
Eighth Street link south to Adams Street would also establish
good locational qualities for redevelopment of the area east
of Fifth Avenue, in the South Central Area. Other street and
intersection improvements, such as the realignment of Federal
Street, the widening and relocation of Sixth Avenue at the
Hoosick Street Bridge interchange and other intersection modifi-
cations and directional adjustments will further increase street
carrying capacity to facilitate traffic flow through the Central

Business District.
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The land use structure of the primary core of the Central
 Area has been baslically established through the development of
Urban Renewal Projects A and B (east of Fifth Avenue) and the
proposed development of Project ¢ (the U.S. Mall Project). The
former two projects have created a somewhat employment oriented,
rather than consumer oriented, business section along Sixth
Avenue, characterized by large sites, off«stréet parking facle-
lities, landscaping and other site smenities. High rise resi-
dential buildings mark its northern and southern ends. The
residential, institutional and small professional and commercial
uses along Fifth Avenue separate the Sixth Avenue business sec-
tion from the high intensity consumer oriented commercial acti-
vity of the Third-Fourth Street commercial section and the pro-
posed U.S. Mall. The historic district designation at its
northern end further exemplifies its character. Perhaps the

most significant stimulus to the Central Business District revi-
tilization will be the construction of the U.S. Mall and its
auxiliary facilities, The complex, at its full scaie, will serve
as both a subregional shopping and employment center, deslgned

to maximize land utilization. The immediate area's parking needs
would be met by construction of parking garages (1300 spaces for
PhaseI). Provisions for access-exit movement, service areas, pe-
destrian movement, sitting areas, and landscaping are also\con»
sidered at a comprehensive leyel. Pro ject design for later phases
also establishes a coordinated approach for utilizing the poten-

tial of the Hudson riverfront.
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Sections of the Central Ares south of Broadway (west of
Fifth Avenue) include the Third-Fourth Street commercial section,
the historic Second-First Street residential and professional
section and the historic River Street warehouse rehabilitation
or redevelopment area. The Congress-Ferry Street corridor in-
cludes the Russell Sage College Campus, the Rensselaer County
offices and a section with a mixture of small neighborhood and
community commercial types of establishments, portions of which
are in need of rehabilitation or redevelopment. The ends of
this corridor are marked by high rise public housing'projects.
One of the biggest problems in these two areas is the lack of
off-street parking and service areas causing traffic flow pro-
blems along streets and at intersections. A preliminary study
of parking in the Central Business Distriet by the City Bureau
of Engineering found a lack of off-street parking facilities to
adequately meet present parking demand and limited available
vacant land in these areas, possibly indicating a need for con-
struction of a parking garage in the Congress-Ferry Street
corridor and a need to require off-street parking provisions
for any new construction or redevelopment. Improvements for
the Central Business District environment have been started
through programs such as those for underground utilities, new
street lighting, the Troy Tree Planting ProqutA(huo trees
sponsored by the Downtown Development Committeééin conjunction
with the City of Troy), park rehabilitation, new mini-park

construction and the trash receptacle program.
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North of Federal Street lie the Fifth~Sixth Avenue high
density residential neighborhood and the River Street commercial
and industrial section. The resldential area's neighborhood
conmercial uses along Hooslck Street have been lost to demolition
for the bridge, however, the neighborhood lies within a one-half
mile radius of the Troy Plaza shopping center. Although there
reﬁain several scattered stores, institutional uses and a new
neighborhood center along Sixth Avenue, significant increases
in neighborhood commercial use ars not expected. The area in
the past has had a great deal of heavy commercial and light in-
dustrial uses, based on the through traffic along streets leading
to the primary core of the Central Business Distriet. Most of
the remaining establishments are located slong River Street aml
include clothing manufacturers, printers, warehousing, auto sales
and several small neighborhood and community commercisl stores.
Although the larger establishments provide some parking, there
is considerable overflow. The smaller establishments also rely
on street parking and loading. There are no provislons for
control of visual or noise excesses. The construetion of the
Héosick Street Bridge and other traffic Improvements can provide
a basis for rehabilitation and redevelopment of this section for

exlsting types of general commerclal and Industrial uses.

RECOMMENDATIONS

The characteristics of various types of land uses in the
Central Area, such as orientation towards employment, consumer

or residence and their other speclal distinetions such as high
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levels of day or evening activity, provide the diversity that
exemplifies an active downtown. To establish a strong, viable
Central Business District there is a need to maximize land
utilization, yet minimize conflicts between different types of
uses; to comprehensively develop automobile and mass transpor-
tation access, off-street parking, loading areas and yet provide
adequate site amenities and public access to environmental re-
sources such as the Hudson River to establish a Central Business
District environment that is pleasing to work, shop and live in.
The rejuvenation and revitalization of the Centéél Aresa
can be a product of two forms of redevelopment: demolition and
new construction or rehabilitation of existing structures ard
areas. The majority of new construction within the Central
Business District has been in the Urban Renewal project areas.
The land use objectives and regulations for these areas, in co-
ordination with transportation development, should be recognized
as a stimulating force for Central Business District rejuvenation
and reaffirmed through coordinated, complementary land use ob-
jectives and regulations for their adjacent areas. All new con-
struction or major rehabilitation should be required to provide
site necessities, such as off-street parking, off-street loading,
landscaping and screening. In cases of minor rehabilitation of
sites, where existing structures preclude adequate provision of
requirements on site, effort should be made to meet parking needs
through coordination with other businesses or city developed

parking areas or parking parage facilitles. Off-street loading
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facilities should be provided where possible, to reduce traffic
flow problems along downtown streets. Effort must also be

made to coordinate with the various amenity programs within the
Central Aresa, including landscaping, litter control and provi-
sions for safety in pedestrian movement, such as well maintained
sidewalk conditions. As indicated in the preceeding analysis,
transportation improvements will improve accessability and traffiec
flow within the Central Area, increasing the tenebality for rede-
veloping deteriorating sections or buildings to appropriate uses
by enhancing their locatlonal qualities. Through coéperative
effort, the Central Area can be redeveloped to be a viable and

amenable employment, commercial, cultural and residential center.

RECREATION LAND USE

Recreation Standards # (Residential Use)

Existing Standard Deficiencies
Playgrounds 3.67 .13 . A6
Parks 3.9 3.30 +.6
Playfields -—- Le13 .13

ﬁecreation analysis results indicate heavy utilization of
Prospect Park, the available playground sites and prilvate indoor
facilities and services. The concentrated quality of the housing
projects and of the central area in general, was expressed in a
desire for larger recreation and open space area use, especially
for active recreation. Walking was by far the most common form
of transportation and'equipment requiring activities the least

of'ten participated in.
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RECOMMENDATIONS

Active recreation sites are currently available at the

neighborhood level. Accessibility and development of recrea-

tlon service and facilities for larger field activitles and

other use must be developed. Resources primarily available

include Prospect Park, the hillside area, and the riverfront,

the latter in conjunction with the Uncle Sam Mall development.

1.

2o

3e

maintenance and rehabilitation of existing
public recreation sites

coordination with and support of the pri-
vately owned recreatlional, cultural, and
educationgl faclilities and services.

improve access to and develop Prospect

Park for full range recreatlional activity

use at a community level

use and landscaping of New York State Dept.
of Transportation lands slong and between
Congress and Ferry Streets and long rangs
playfield and passive area development
preservation and development of buffer and
open space areas on hillside along Eighth
Street between Congress and Jacob Streets,
including walkways and open playflelds,
available also for the Hillside neighborhoods
use and the student access to R,P.I.
development of a landscaped Hudson Riverfront
vista, walkway and sitting areas in conjunce

tion with construction of the Uncle Sam Mall
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provisions within the Uncle Sam Mall and
central business ar-~a for pedestriéﬁ access,
walkways, s8itting areas and opportunities

for cultural, educational and historical use
development of the Sixth Avenue playground
and future development, in coordihation with
the construction of the Hoosick Street Bridge,
of an inter-connecting system of walkways,
bikeways and recreational uses linking the
neighborhood to the North Troy and Hillsidé

neighborhoods.
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-South Troy Planning District

The South Troy planning district lies within a half-mile
strip in the southwestern part of the city; generally, bounded
by the Central Business District, the Hudson River and the narrow-
ing floodplain hillside, with some smaller areas of development
-on the hillside itself. The district consists of several neigh-
borhood areas, primarily residential in character with a scatter-
ing of “commercial and institutional uses and a major area of
light and heavy industry along the Hudson. Fourth ané Third
Streets, major north-south paths, pass through a residential,
small commercial area. Mill Street/Campbell's Highway, Vanden-
burgh Avenue and Burden Avenue are other major paths more fav-
orably shielded by existing hillsides and wooded areas.

South Central Troy from the Central Business District to
the Poesten Kill Canal, socio-economically requires a first
priority consideration. It is the most densely urbanized area,
predominantly three or more family with an area of two-family
residential. In terms of population development, the area is
fairly stable with a high concentration of young adult and a
medium concentration of youth in the 1-5 year age groups.

Family income is low and less than 60% have automobiles. The
area also has a substantial population of Italian descent.

Lower South Troy, narrowing from the Canal to Mill Street,
is generally two-family with some three or more family residential.
The smaller neighborhoods, such as the Mann Avenue and Thomp-
son Street areas are located on the hillside and have a lower

density single and two-family residential character. Some
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limited development may be expéoted in the Stowe Hill area, al-
though the steep hillside presents severe envigonmental limitations.
Socio—economically, these neighborhoods are of second priority
consideration. These areas have relatively high concentrations

of adults, of youth; and a moderate concentration of elderly.
Residents have a moderate family income and 60-80% have cars at
their disposal. TItalian, Polish and other ethnic groups are also
located in these areas.

Objectives for the South Troy area include (1) stabilization
and improvement of the residential sections, (2) re-establishment
of a neighborhood commercial area along Fourth Street (3) re-
habilitation and improvement of the industrial area west of
First Street and (4) redevelopment of the Fifth Avenue - Haverman's
Avenue area.

Need Analysis/Recommendations

1970 U.S. Census data showed a total poulation for the
South Troy neighborhood area to be approximately 12,663 persons
in census tracts 408, 409 and 410. “

Family incomes are predominantly 1ow to moderate with a
particular concentration of low income in the two public housing
projects. Home ownership is about 25% in census tract 408, 38%
in 409 and 50% in 410. Automobiles are not available to 467%
of the households in Census Tract 408, 36% in 408 and 27% in 410.

Social differences are also important in the several neigh-
borhood areas with concentrations of blacks in the Central area,
student housing in the Central and South Central areas, a large
Italian community -in the South Central area and smaller con-
centrations of Irish and Polish groups throughout the South Troy

neighborhood.
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Commercial

Land Use

The area's closest supermarkets are two small establish-
ments located at Ferry and Congress Streets. The greatest con-
centration of neighborhood and community commercial establishments
is along Fourth Street between Jefférson Street and the Central
Business District. Stores are small in size with many located
on 25' X 120' lots or on corner lots of smaller dimensions. In
many cases, the upper floors of the building also have a resid-
ential use. The commercial area has several vacant storefronts
and conversions to residential use. Additional vacant lots;
converted and vacant storefronts appear outside of the Fourth
Street commercial area.

The predominant neighborhood orientation of existing stores
and commercial establishments and a low availability of auto-
mobiles make pedestrian access important. Off-street parking
and service areas are generally limited or not provided. Park-
ing along both sides of Fourth Street severely inhibits traffic
flow, particularly north of the Hill Street intersection and
into the Central Business District.

Recommendations

Redevelopment and rehabiilitation of commercial activity
areas should be encouraged suc¢h that the Ferry Street area, east
of Fourth Street, has a Central Business District orientation and
that Fourth Street commercial uses are oriented to the needs of
the neighborhood. One of the most important needs for either
of the areas is off-street parking to ease the traffic conges-
tion enroute to the Central Business District and to make auto

access to neighborhood commercial sites more feasible. Off-
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street service areas should be developed where possible with load-
ing access to the sides or rears of buildings.

Tree planting ana screening would be important in improving
the appearance of the Fourth Street commercial area and a help
in restoring the residential environment of the South Central area.
The conversion of small stores to residential use should be
allowed where possible. Heavy commercial uses should be encouraged
to relocate to a more appropriate location, where site require-
ments such as off-street loading facilities, patking and screen-
ing can be provided. | |

Heavy Commercial - Light Industrial - Industrial

Land Use

Since the removal of the railroad, loss of the Stanton
Brewery, Troy Cordage and residential demolition, the Fifth Ave-
nue section has been left with large parcels of wvacant land. Re-
maining warehousing and wholesale establishments provide little
or no off-street parking and lack off-street truck access and
docking facilities, causing traffic intefference along Fifth
Avenue and Hill Street. There are little or no provisions for
protecting adjacent residential uses from visual, noise and
other pollution. The image presented is, as a whole, detrimental
to the quality of nearby residential uses.

Other heavy commercial uses are séattered throughout the
residential neighborhood south of Adams Street. Although sev-
eral provide off-street parking and service areas, most pro-
visions are rather limited. The lack of screening and landscap-
ing is a problem that seriously affects the quality of the surround-

ing resi-ential environment.
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Recommendations

The number of heavy commercial uses and their scattered
locations make short range achievement of relocation efforts
difficult. Transportation improvements to the Fifth Avenue re-
development area can make Central Business District type of
development (employment oriented uses) or residential con-
struction possible there. Heavy commercial uses that cannot
meet their site requirements would, however, need to be re-
located. The concentration of heavy commercial and industrial
uses west of Second Street (south of Adams Street) should be
2llowed to remain as an extension of the larger South Troy in-
dustrial area west of First Street.

Requiring provision of off-street parking, loading
and service facilities, screening and landscaping are import-
‘ant in minimizing the impacts of heavy commercial or industrial
uses upon nearby residential areas. Existing establishments
should be encouraged to meet these requirements and if located
within heavy commercial zones, to expand sites to meet such
requirements. Truck routing must also be controlled and
limited to designated streets to retain the residential quality
of neighborhood streets.

Recreation Land Use

Recreation Standards

Existing Standards Deficiencies
Playgrounds 2.02 16.82 -14.80
Parks 1.80 13.46 -11.66
Playfields 10.87 16.82 - 5.95

Recreation analysis of South Troy expressed a desire for

the establishment of playfields and playgrounds and corresponding
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facilitfes for active recreation, as also evidenced in neighbor-
hood meeting interests in the Canal Avenue playfield and the

. School 12 field. Analysis also indicated significant interest
in open space recreation, especially along the Poesten Kill and
in Prospect Park.

Recommendations

Basically, active recreation should be primarily served
through complete development of district playfields, complement-
ed through neighborhood coverage utiﬁzing playgrpgnds, parks
and community center facilities. Environmentally, open space
the hillsides should be protected and conserved. City-owned
and acquired portions of these areas should be retained and
identified for natural recreation utilization and as a means
of linking recreation sites into the recreation opens space

. system.
--maintenance, rehabilitation and full gapacity de-

velopment of existing public recrea

tien sites, not

T T F

recreation facilities and services.
--improve access to Prospect as a community park and
utilization of slopes in active recreation.
--access of Poesten Kill Falls and development of

Canal as a major link through clean-up, tree

......

\\\\\\

sites and services located along the Canal.
. --establishment of park/playground sites utilizing

demolished buildings and vacant areas to effect-
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ively serve all neighborhoods.
--identify, acquire and preserve undevelopable hill-

. side areas, such as ravines, slopes, hillsides and

wooded areas for open space links for existing re-
creation sites and natural recreation utilization.

--Wynants Kill/Burden's Pond environmental conserva-
tion area and link to the Burden Iron Works:historic
and cultural resource area.

--encourage tree ~PpPlanting along major streets
through residential areas and develop buffer zone
between the residential and industrial areas to
protect against noise and visual pollution.

--long range development of riverfront open space
and bikeway in conjunction with future redevelop-
ment of the industrial area.

‘ ~ Although accessibility and provision of services are a major
consideration, the compatability of a residential aréa with surround-
ing established activities must also be determined. Indeed, there
is a range of choice for residential densities and the site loca-
tion. The general standard is to encourage high densities in
close proximity to permanent open spaces and nearest to the
thoroughfares and transit system and . community serving shopping
centers; with lowest densities in the interstices between thorough-
fare and transit systems. Compatability criteria for residential
development also includes freedom from hazards of floods, fog,
smoke, noxious odors, nuisance industries and the like.

The above considerations are illqstrative kinds of factors

. which guide the location of a functional residential area within
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the framework of the land use plan. It should be noted that

‘there will be variations from one urban area to another. For
example, cities in mountaineous areas will have emphasis diff-
ering from those in the Great Plains. For the City of Troy and
the particular development plan to follow, the emphasis will

be upon Coastal Zone Management Criteria which are to be consid-
ered.

‘Map Development

The development of a final Coastal Zone Management Plan
map is in fact, the culmination of input from each previous
work item.

The layout of suggested land use for each parcel is a
delicate balance of Coastal Zone Management goals and objectives,
economic analysis, neighborhood need recommendations and the
capability of physical land support required by each develop-
ment type (See Appendix A).

. Each parcel of developable land was considered as a re-
source which was influenced by the various development pre-
ssures mentioned above. For example, while the Coastal Zone
Management goals and objectives have as highest priority, the
preservation and revitalization of the Coastal,Zone we must
also realistically consider the socio-economic characteristics
and respective recommendations for each land-use type at both
the neighborhood and city-wide levels.

In most cases, the Coastal Zone priority outweighed the
various other considerations. This is quite evidently reflected
in the fact that a large percentage of land use suggested is

of the Recreation/Open Space category. However, it is just as
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evident that the other factors have been balanced in each case.
This map-plan will be the imput for the Coastal Zone ordinance
to follow this work item. The Coastal Zone Management Plan has,
therefore, progressed logically through an analytic procedure to
culminate in this mapped Coastal Zone development plan followed

by the implementary Coastal Zone Ordinance.
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LAND USE SUPPORT CRITERIA

RESIDENTIAL LAND USE REQUIREMENTS

Urban residential land use requirements may include a wide range
of physical characteristics and varying configurations. However,
unlike standard requirements for industural or commercial develop-
ment, residential development must also encompass a functional
complexity of inter-related site and locational requirements.

Site and Locational Requirements

Although residential developments may differ in size, densities,
type of dwellings, etc., there are very general standards and
considerations which are required for proper location of a res-

idential community.

The first and most important consideration is that of environ-
mental and physical features of any proposed site, Generally,
residential development may occur on a terrain with variety,
offering fairly level or rolling and hillside sites depending

on the topographic characteristics of the urban area, but avoid-
ing steep or irregular sites and low or poorly drained areas. A
slope usually under 15 percent is considered for a potential
development site. These same factors will also determine the
feasibility of providing municipal service utilities and the
transportation networks within a residential development.

The potential site must also meet aecessibility eriteria for var-
jous destinations. The area must be in clese proximity to
major thoroughfares and transit system with direet connections

to work and leisure-time areas.

The site should be bounded,

but not penetrated by major streets; and internally served by a
system of collector and service streets fitted to the terrain,
with consideration to drainage, sunlight and views, ete.

In conjunction with accessibility,

the site must be suitable for

an integrated design of the residential area and related shopp-
ing, school, church and recreation facilities, including commun-
ity-serving and the neighborhood-serving facilities. The follow-
ing chart illustrates the integrated design standards to be in-

cluded in residential development criteria.

Use

Employment

Regional Shopping Center
Local Shopping
Elementary School

Junior High School
Senior High School
College, Special Schools
Churches

Hospital

Playground

Playfield

Regional Recreation Facilities

Max. Distance or Time

1 hour

3/4-1 hour
1/2-1/4 mile
1/2-1/4 mile
1/2 mile

1 mile
3/4=1/2 hour
1 mile

3/4 hour
1/2-1/4 miles
1/2 hour
3/4=1 hour



RETAIL-SERVICE LAND USE REQUIREMZNTS

The land use requirements of retail stores and service establish-
ments are similar in terms of their site requirements, Jocation
requirements in relation to their market area, and transportation
and access needs. This similarity has been conducive toward com-
bining these uses in groupings advantagecous to the retail and ser-
vice ostablishments themselves, their adjacent land uses and to the
consumer. Within Troy, the centralization and coordination of
retail and service establishments may be organized at two levels:
heighborhood-community commercial and Central Business District
commercial. The primary factors involved are repetitive access
patterns and the special comditions that define a marketr datrea.

Location Requirements

The cost of movement for the consumer to and from a land use
location is related to the frequency of travel. By centralizing
retail and service establishments, the cost of travel for the con-
sumer is reduced and the expense of energy cut down. Significantly,
an organized commercial area is more convenient for the customer.
The cost and quality of goods and services may be easily compared
and other uses, incidental to the shopping trip but located near-
by, are readily accessible. Based on the frequency of movement,
the most frequented retail or service establishments, such as food
markets, drug stores, laundries, etc. should be located to serve
at the neighborhood level. On the other hand, retail establish-
ments selling home furnishings or major household equipment,
for example, look for proportionately less frequent purchases from
. a larger market area, rather than repeated purchases from the
neighborhood area.

Other locational advantages of centralization are also apparent.
The lafgcé busincss needs to be suituated convenient to its "house-
kéeping"” contacts (warehousing facilities, finance services main-
tehance services) its production contacts (goods and service
specialists) and the non-work related contacts of its employees
(who may come from diverse and distant locations and have during
their off-time a variety of retail, service and other -contacts.)

The market areas for retail-service establishment organization
may be defined in terms of the physical patterns and boundaries
of residential areas and the social and economic characteristics
. of their residents. These special characteristics that define
neighborhoods and communities then also determine the scope

and nature of the retail-service establishment zones.

Site Requirements

The advent of shopping centers at the neighborhood, community

and regional levels can be viewed as a recognition of the advan-

tages of site maximization throuph organized_commercial development.

Buf maximGm Site uUfilization is not an idea that is restricted
. to just new shopping center development. It is a concept that may




be applied in guiding the redevelopment and organization of al-
ready existing street-front neighborhood and community shopping
areas. The slowdown in shopping center construction and preater
emphasis on_smaller, more practical dcvelopment expected in the
~shiort range future may be viewed as an indication of the possib-

. ilities for improving and developing the viable, existing commercial
areas within cities.

"According to the Shopping Center Council, in
1975, 91.3 percent of the new centers will be
in the suburbs and 8.7 percent in the central
business districts. By 1977, the suburban
trend will slow to about 78 percent and the
dovwntown will be about 22.2 percent, although
the total number will be down in both cate-

e

gories," # :

The structure of existing commercial areas and the traffic circula-
tion problems of Troy's street system call for innovative solutions
by Troy's commercial establishments to provide adequate off-street
-parking areas and automobile entrance-circulation-exit ability.
Alternative solutions for providing off-street parking include:
joint development of parking on vacant parcels, development of
parking and service areas in the rear of the many smaller establish-
ments with access from sidestreets and alleys, and multi-use park-
jng areas. In the Central Business District, the construction of
parking garages would significantly maximize utilization of the
limited quantity of available Central Business District land area.
Adequate off-street area and access for loading and other services
.must also be provided. To protect adjacent residences, environ-
‘mental or other uses and to present an aesthetically appealing
‘appearance for the commerical areas' customers, controls of visual
and noise pollution, such as screening of service areas, land-

_ -scaping of parking areas and sign control, should be implemented.

. Transportation Requirements

‘Commercial areas should be located such that these areas are easily
accessed from the community or neighborhood by both automobile and
pedestrian transport modes. A typical maximum service radius for

a neighborhood commercial area is one-half mile and for the more
Tommunity oriented commercial centers, one and one-half miles.
* The Tocation of these commercial areas should be such that they.
.arc organized along the major streets or paths Serving the neighbor-
hood or community and Teadily identifiable and récognized by
“their customers. ' )

Population density, availability of bus service and the level of

.car onwersHip are some factors that affect the access requirements

The New York Times, '"'Lean Times for Shopping Centers",
Business and Finance Scction 3, pg.l, March 16, 1975,



commercial areas. High population density within a market arca
requires larger commercial centers and customer access that is
more pedestrian oriented. Bus service availability increases a
comnercial areca's service radius and requires special considera-
tion in developing bus stopping points and facilitating traffic
movement. A high community reliance on automobiles not only in-
crcases the need for a greater availability for parking, but also
requires special consideration in entrance - exit development and
in location of the commercial area along roads and intersections
capable of being developed to serve the amount of traffic gen-
erated.

Greater emphasis is being placed today not only on the proper
development of.pedestrian and roadway health and safety aspects,

bggf also on the aesthetics of the access environment. Psychological
threats against safety, such as passage near or through pollution
associated industrial areas or blighted "undesirable' neighbor-
hoods may deter many shoppers from frequenting an otherwise quality
commercial area. The sensitive aesthetic values and velocitized
point of velw developed in automobile drivers should be an important
consideration in developing a proper route environment to commer-
cial areas.
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WHOLESALE -LAND USE REQUIREMENTS

Although Albany County serves at present as the wholesale center
for the region, Troy could share in regional wholesale trade growth
with the development of transportation links coordinated with the
locational and site requirements of wholesale trade.

Site and Locational Requirements

The various wholesale classifications differ in such characteristics
as their size, volume of trade and relation to their particular
consumer. Generally, individual sites are usually under 5 acres

in size and are best served, especially in terms of transportation,
when grouped as wholesale centers and when located appropriately
with regard to their consumer orientation. Merchant wholesalers,
sales branches and wholesale brokers and agents deal more in assembly,
storage and distribution of goods directly with the retail or
industrial consumer than do trucking facilities and terminals,

where only a small percent of their business is derived from CBD
activities. Large product retail establishments and mixed retail-
wholesale businesses also present a need for adequate storage areas,
yet at a location convenient to the CBD and consumer access. Other
wholesale businesses, such as petroleum and petroleum product
storage facilities, require special consideration in site location
and development.

‘Reasonably level land, capable of being inexpensively graded is
generally preferable for wholesale sites. Sites must provide ade-
quate off-street parking, loading-unloading and service areas.
Additionally, buffer areas must be developed within these heavy
commercial zones to curb noise levels and to limit visual pollution
affecting adjacent residential, environmental or other land uses.
Screening and landscaping of service and parking areas should be
required. Land area for future expansion of existing businesses

or for future new development should also be considered.

Transportation Requirements

Direct access to trucking routes and major street systems are the

~most important criteria for wholesaleé location to efficiently re-
CEiVe incoming poods and distribute outgoing deliveries. Whole-
sale centers are best served in terms of transportation when sit-
uated with commercial street frontage and near major transport
routes. Proper location of wholesale establishments and develop-
ment of buffer zones are two important considerations in the con-
trol of excessive truck noise levels along roads that pass through
or near residential areas. Heavy commercial zones near the Central
- Business District should also present an acceptable route environ-
ment for the consumer, passing by on the way to the Central Busi-
ness District.

The environmental protection and safety requirements for petroleum
or other product storage facilities within the region and :the City



that utilize the transport capabilities of the Hudson River and
the canal system, should receive careful environmental assess-
ment. Site locations with access to railroad transportation,
although of importance to a relatively minor proportion of whole-
sale establishments, should also be available. * '

\



. INDUSTRIAL LAND USE REQUIREMENTS

The general trend in employment has been a decrease in emphasis
on manufacturing with increasing diversification and expansion of
the employment base in such non-manufacturing areas as government,

. services and wholesale-retail trade. Although the decline in

industrial employment for the region as a whole is expected to

level off, its present position as the largest employment group
will be superseded by the government and service groups. Within
the region, manufacturing has also tended to diversify its scope,
primarily toward higher value-added production with decreasing
-employment in the lower value-added industries. The dominance of
the textile-apparel industry and relatively restrictive transpor -
tation access conditions present aspects of Troy's manufacturing
base than have differentiated it from some of the general conditions
and trends of manufacturing in the region.

In terms of employment and industrial area locations, it should be
remembered that Troy is related to the economy and structure of

the region, as evidenced in the large proportion of employment
exchange among Troy and its neighboring cities and counties. Today,
in view of the increasingly intense competition throughout the nation
to attract new industrial development, a close coordination with
regional and state industrial location efforts must be established
and maintained. Assessment of Troy's industrial areas should bear
in mind the need for balancing the requirements of industrial land
utilization with the needs of other land uses. Troy's major in-
dustrial area has vacant land available for either accommodating
the relocation of expanding non-compatible indusrrial or light

‘ industrial uses from other sections of the city or for possibly

attracting nev Industry. In either case, proper redevelopment of
the area can be an important step towards alleviating the problems
of its adjacent residential areas and in improving the living quality
of Troy in general. .

Site Requirements

'The nature of developable industrial land requires that the site be
level, solid in composition and well drained. Size and coverage
requirenents vary according to the amount of land available for in-
dustrial use and the scope of the industry utilizing the land, in
terms of conflict with adjacent uses, transportation availability
and the necessary present and anticipated future building and fac-
ility requirements of particular firms.* Teasible industrial area
"sizes range from a minimum of 80 acres to I50 acres (with plants

[ Swh oA
”

averaging 50,00075q. Tect) or more,** depending on tho Size OF —iir—

* With respect to reuse of large multi-story structures, a recent
innovation in the N.Y.C. area has been the vertical industrial
park. Both private and city-sponsored developers feel that a
properly modernized vertical industrial park located in the City,
with all its transportation and other advantages, can comp ete
successfully with the horizontal facilities in the suburbs. (New

. York Times, "A 'Vertical Industrial Park' is Planned," March 4,

‘¥1975, p.21. :
?’Joseph D. Chiara and Lee Koppelman, Planning Design Criteria, 1969,

P.250,

~
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« dividual piénts.'

Typical lot coverages may range from 30% to 60%, although within
urban arcas, the tendency is toward higher lot coveragce percentage.
Adequate land must be available for road and rail docking and move-

. ment. To protect any adjacent residential, environmental or other
conflicting uses, adequate buffer zones should be established and
landscaping and screening must be provided to offset any visual and
noise pollution that would adversely affect the quality of the
neighboring uses. Additionally, safeguarding performance standards
must be established for control of noise levels; vibration levels;
smoke, dust and particulate matter; excessive heat emissions;
odorous, toxic or noxious emissions; radiation hazards; and fire
explosive hazards. -

Transportation Requirements

‘Transportation is a key factor in access to supplies and to markets

for industrial, warehousing and wholesale firms. Historically, Troy
had been able to compete with other cities in the region until the
advent of land transport routes and the use of trucks. The "Rensselaer
County Industrial Survey' indicated that 74% of industries respond-

ing in the county, relied exclusively on truck transport, with the
" Yemainder using both truck and rail service. Transportation pro-

blems for industry in Troy have included: '

1. .Lack of adequate road and bridge con-
nections to major transport rcutes
(access to regional and national mar-

. kets)

2. Utilization of local streets (traffic
and noise problems)

3. ‘Inadequate off-street docking fac-
‘jlities and access-egress (traffic and
service problems)

4. Inadequate off-street parking for
employees. :

5. Decreasing rail access and service.
.Utilities

Utility systems including water supply, waste disposal, electricity,
gas and telephone services are an important part of industrial op-
erations. 80% of the firms responding in the "Rensselaer County
Industrial Survey'" were located in arecas where water and sewage dis-
posal facilities were alrecady existant. It should be noted that |
utility systems! provision or rehabilitation require a substantial
public investment. This cost should be considered as an important
criteria in the development or expansion of industrial areas.



L
>

Amenities for Industry

An important trend within business and.industry is that of social
responsibility. Increasingly, industrial and'bu51ness managements
s-c looking to provide safe, modern, well designed. and pleasant

.acilities to serve the needs of their workers to promote the
qualit& of industry and business and to better their image for the
scrutinous public eye. Evidence of this can be seen in the modern,

. landscaped quality of new and rehabilitated sites, in the trend of

- . new industries to locate in areas peripheral to residential centers
and especially in industry's mandate of concern for the environment,
Many larger industrial firms are also providing better and more din-
ing, leisure and recreational facilities for their workers.

A labor force is an investment for industry both in terms of wages
and personnel. The productive, skilled labor force needs quality
housing and the educational, health and leisure facilities and ser-
" vices necessary to the enjoyment of life. The industrial manage-
ment interested in retaining its skilled workers, is conscious of
the need for developing and protecting these qualities of life for
their work force. Within this context lies the basis for the balance
0f and development of industrial, commercial and residential land
-use. :
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City of Troy Coastal Zone Work Program
Work Item 9.2
COASTAL ZONE LEGISLATION
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I Purpose
. The purpose of this ordinance is to guide and direct developrient
and other land use activities along the Coastal Zone considering the
suitability of each area for such uses and future needs for various
types of land dvelopment. Ioreover, there exists certain unique
qualities of the Coastal Zone which require speciql consideration and
protection in the conduction of this activity. liore specifically, it
is the intent of this Ordinance to:
1. Zncourage effective land use management in the Troy
Coastal Zone.
2, Protect the Troy Coastal Zone and its ecosystems from
adverse environmental impact.
3. Dnsure the preservation of historic, cultural and aesthetic
resources of the Troy Coastal Zone area.
. L. Stimulate interest in, access to, and utilization of the
Coastal Zone as a natural resource and as recreational
open space.,

IT. General Provision

A. Required Review

| No permit shall be granted by the Superintendent of Build-
ings for major construction or alteration of properties within the
defined area entitled the Troy Coastal Zone District (Section 4) until
a Coastal Zone Assessment and Site Plan have been reviewed by the City
invironmental Commission and City Planning Commission.

B, DHNature and Objectives

During the reviews and not withstanding other regulations
and requirements which may apply, the Commission shall take into account

the impact and value of a proposed development regarding:
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Environment of the adjacent land area including the
impact of noise, vibration, air quality, soils, water
table, vegeﬁation o:~fauna. ;

Eeosystems of the River, its tributaries, wetlands,
marshes, swamps, bays or ponds.

Scenic or aesthetic properties of the Coastal Zone.
Suitability'of the land for other uses, primarily

for recreational or open space purposes,

Historic or cultural resources of the City, (Impacted
by proposed development,)

Compliance with the provisions of the Federal Flood
Insurance Program.

General Development patterns of the City. (Impacted by

proposed development.)

IV. Procedure

‘ Prior to the submission of a formal site plan, the applicant shall

meet with the Planning or Environmental Commission or their representa-

tives to discuss the proposed development so that the necessary subse-

quent steps relative to securing final apprdval may be explained.

Sufficient copies of the proposed development plan shall be sub-

mitted to the Bureau of Planning and Community Development at least 14

days prior to the Planning Commission meeting at which approval is

requested,

This application shall be made on forms provided by the

Bureau of Planning and Community Development and attached hereto.

Upon receipt of these plans, the City Planner shall evalute the

proposal as to whether it should be considered a minor or major develop-

ment project.

In this evaluation, he shall use the following criteria:

. 1. Value of proposed development (cost)

2. JSize of proposed development (acreage, sq. ft,, etc,)

~
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3. Obvious environmental impacts(considering

w

fragile and
irreplaceable resources such ds marshes, estuaries and the
. . inter-tidal area). .

L. Change in land usage and conformity with Coastal Zone Develop-

ment Plan.

He then shall forward a copy of the proposed development to the
Environmental Conservation Comﬁission for review and comment. Failure
to act upon the proposed development plan within the 14 days provided
shall mean approval of the project by the Invironmental Commission.

A. liinor Developrnient Proposals

When a proposed development is determined to be minor in relation-
ship to the Coastal Zone (see definitions), the applicant shall not be
reguired to prepare a detailed environmental impact report. However, the
applicant must be prepared to answer questions by the Planning Commission
and Environmental Commission relative to the anticipated impact of his
development on the Coastal Zone.

B. Major Development Proposals

In those instances where proposals within the Coastal Zone District
are determined to have major impact (see definitions) upon the Coastal
Zone, the applicant must provide a detailed environmental impact statement
which specifically demonstrates the anticipated impact on the environment
of the preoposed development. In preparing this report, the applicant will
be asked to discuss the proposal as it relates to the considerations listed
in Section 2. MNo major proposal shall be approved by the Planning Cormi-
ssion until a satisfactory environmental statement has been proposed by
the applicant.

C. Joint Consideration

. In circumstances where the applicant or reviewing bodies disagrece

with the City Planner's determination or when time demands immediate actinn

~
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on a major development proposal, the applicant may request a special joint

session of the nvironmental Conservation Commission and Planning Commission

¢

{or at the descrection of the Commission, subcommittees of same) to discuss
the potential environmental impacts of the proposal. The findings of
this joint session shall be final and binding upon all parties and a record
of the joint session decision shall be kept on record and presented in each
subsequent action.

Such joint session shall not preclude the applicant from complying
with provisions of any other applicable law, ordinance or application
procedure.

IIT. General Regulations

A. Except where otherwise noted, no provision of this ordinance
shall be construed to prevent the ordinary maintenance and
repéir of any property located in the Coastal Zone nor to
supersede the location of land uses as allowed under regula-
tions of the Zoning Ordinance of the City of Troy. However,
due to the unique value and circumstances of the Coastal Zone,
it 1s necessary to impose additional regulations on proposed
development in the Coastal Zone Area. Compliance with Federal
Flood Insurance Programs - each property located in the Flood
Zone as established by H.U.D. must adhere to the regulations of
the Federal Flood Insurance Program as described in the Rules
and ltegulations in the Federal Register Chapter X - Federal In-
surance Administration, Department of Housing and Urban Develop-
ment, Subchapter B - National Flood Insurance Program, Part 1909
General Provisions.

B. Uses Prohibited

The following specific uses included herein, for enumeration and

not limitation, are not permitted in any location in the Coastal Zone.



Autc Vrecking Yards

. liobile Homes & iiobile Mcxme Courts
Drive-In Theaters
Junk Yards
Industrial Uses which do not comply with pollutinn control
standards as specified in the City Zoning Ordinance, Secticn
402.10 G (a-f) inclusive - Any open air storage of materials,
chemicals or supplies without the provisicn of sufficient pre-
ventive measures to assure no harmful discharge or runcff which
would adversely effect the Coastal Zone directly or indirectly.

C. Exceptions

1. IMunicipal Use - not withstanding any other provisions of

this ordinance, buildings, structures and premises nece-
essary for the use and occupancy by the City of Troy for
. public or municipal purposes are hereby permited.
2. Waterway improvement or development directly supervised
or conducted by the United States Corps of Engineers.
3. Emergency activities required to remoed imminent hazards
or to protect life, 1limb or property.

D. ©Special Considerations

In an effort to advance the goals of the Coastal Zone Program
and to better utilize the unique qualities of the Coastal Zone in Troy,
the City Zoning Board of Appeals is hereby empowered to make certain
concessions in the regulations for the Troy Zoning Ordinance pertaining
to land use, set backs, height requirements, parking, lot coverage and
density.

. In each case, the applicant must demonstrate to the satisfaction
of the Zoning Boérd, that relief from the established regulaticns of the

Zoning Ordinance would not jeopardize the health, safety, morals or general
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welfare of the City of Troy and how the proposed relicf will either: en-

courage effective land use management within the Coastal Zone, Protect

. the Troy Coastal Zone and its ecosystems from adverse environmental impact,

ensure the preservation of historic, cultural or aesthetic resources of

the Troy Coastal Zone or stimulate interest in and or access to the Coastal

Zone as a natural resource or recreation open space area.

Definitions

l.

Apgicant - Any person making an application or other
request for Planning Commission action.

Coastal Zone - That land, water, and inter-tidal area that

affects, or is affected by, oceanic characteristics.

Environment - The physical conditions which will be affected

by a proposed action including land, air, water, minerals,
flora, fauna, noise, objects of historic or easthetic signi-
ficance, existing patterns of population concentration, dis-
tribution or growth and existing community or neighborhood
character.

Environmental Impact Statement - a written document prepared

to deal with the reasonably anticipated impacts a proposed
action may have upon the environment in genetal and specifically
upon the Coastal Zone.

llajor Action - Actions or types of actions that are likely to

require preparation of environmental impact statements because
they will in almost every instance have a significant effect on
the environment.

IMinor Actions - Actions or types of actions which have been

determined not to have a significant effect on the environment

and which do not require environmental impact statements.
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